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DETERMINATION OF NON-SIGNIFICANCE

PROPONENT: Breva Design Review
LOCATION OF PROPOSAL.: 16229 Northup Way

DESCRIPTION OF PROPOSAL: To demolish an existing 9,872-square-foot Masonic Lodge
building and construct 29 townhomes within 8 structures. Total proposed square footage is
70,834 square feet. Project includes associated parking, site landscaping, a children’s play
area, and site utilities.

FILE NUMBER: 15-111397-LD

The Environmental Coordinator of the City of Bellevue has determined that this proposal does
not have a probable significant adverse impact upon the environment. An Environmental Impact
Statement (EIS) is not required under RCW 43.21C.030(2)(C). This decision was made after
the Bellevue Environmental Coordinator reviewed the completed environmental checklist and
information filed with the Land Use Division of the Development Services Department. This
information is available to the public on request.

O  There is no comment period for this DNS. There is a 14-day appeal period. Only persons
who submitted written comments before the DNS was issued may appeal the decision. A
written appeal must be filed in the City Clerk’s Office by 5:00 p.m. on

® This DNS is issued after using the optional DNS process in WAC 197-11-355. There is no
further comment period on the DNS. There is a 14-day appeal period. Only persons who
submitted written comments before the DNS was issued may appeal the decision. A
written appeal must be filed in the City Clerk’s Office by 5:00 p.m. on April 28, 2016.

QO  This DNS is issued under WAC 197-11-340(2) and is subject to a 14-day comment period
from the date below. Comments must be submitted by 5:00 p.m. on
This DNS is also subject to appeal A written appeal must be filed in the City Clerk's Offlce

by 5:00 p.m. on

This DNS may be withdrawn at any time if the proposal is modified so as to have significant
adverse environmental impacts; if there is significant new information indicating a proposal’s
probable significant adverse environmental impacts (unless a non-exempt license has been
issued if the proposal is a private prolect) or if the DNS was procured by misrepresentation or
lack of material disclosure.

Qael DAl ono\ April 14, 2016

Environmental Coordinator Date

OTHERS TO RECEIVE THIS DOCUMENT:

State Department of Fish and Wildlife

State Department of Ecology, Shoreline Planner, NW Region
Army Corps of Engineers

Attorney General

Muckleshoot Indian Tribe
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ENVIRONMENTAL CHECKLIST
10/9/2009

Thank you in advance for your cooperation and adherence to these procedures. If you need assistance in
completing the checklist or have any questions regarding the environmental review process, please visit or
call Development Services (425-452-6800) between 8 a.m. and 4 p.m., Monday through Friday (Wednesday,
10 to 4). Assistance for the hearing impaired: Dial 711 (Telecommunications Relay Service).

INTRODUCTION
Purpose of the Checklist:

The State Environmental Policy Act (SEPA), Chapter 43.21c RCW, requires all governmental agencies to
consider the environmental impacts of a proposal before making decisions. An environmental impact
statement (EIS) must be prepared for all proposals with probable significant adverse impacts on the quality
of the environment. The purpose of this checklist is to provide information to help you and the City of
Bellevue identify impacts from your proposal (and to reduce or avoid impacts from the proposal, if it can be
done) and to help the City decide whether an EIS is required.

Instructions for Applicants:

This environmental checklist asks you to describe some basic information about your proposal. Answer the
questions briefly, with the most precise information known, or give the best description you can. You must
answer each question accurately and carefully, to the best of your knowledge. In most cases, you should be
able to answer the questions from your own observations or project plans without the need to hire experts. If
you really do not know the answer or if a question does not apply to your proposal, write "do not know" or
"does not apply." Giving complete answers to the questions now may avoid unnecessary delays later.

Some questions ask about governmental regulations such as zoning, shoreline, and landmark designations.
Answer these questions if you can. If you have problems, the Planner in the Permit Center can assist you.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time
or on different parcels of land. Attach any additional information that will help describe your proposal or its
environmental effects. Include reference to any reports on studies that you are aware of which are relevant
to the answers you provide. The City may ask you to explain your answers or provide additional information
reasonably related to determining if there may be significant adverse impacts.

Use of a Checklist for Nonproject Proposals: A nonproject proposal includes plans, policies, and
programs where actions are different or broader than a single site-specific proposal.

For nonproject proposals, complete the Environmental Checklist even though you may answer "does not
apply" to most questions. In addition, complete the Supplemental Sheet for Nonproject Actions available
from Permit Processing.

For nonproject actions, the references in the checklist to the words project, applicant, and property or site
should be read as proposal, proposer, and affected geographic area, respectively.

Attach an 8 '2” x 11 vicinity map which accurately locates the proposed site.
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BACKGROUND INFORMATION

Property Owner: Q/KQK vt /ﬁ»w
Proponent: CP » QL'ZVML{’ W
Contact Person: -J S A Gore ch

(If different from the owner. All questions and correspondence will be directed to the individual listed.)
Address: 10 b - Faufe Awti ¥300 , Ta pn, LY I5%02
RE53- RT7- “43¢77

Phone:

Proposal Title: Breva Townhomes

Proposal Location: /221 /(,’;&"'1';{10/) nweq

(Street address and nearest cross street or intersection) Provide a legal description if available.

Please attach an 8 2" x 11" vicinity map that accurately locates the proposal site.

Give an accurate, brief description of the proposal’s scope and nature:

... Construction of 28 3-story townhouses on single parcel along with site development
1. General description: g,ch as landscaping, children's play area, frontage improvements and utilities.

2. Acreage of site: [' e A

3. Number of dwelling units/buildings to be demolished: /

4. Number of dwelling units/buildings to be constructed: <

5. Square footage of buildings to be demolished: ¢, 87TZ sF
6. Square footage of buildings to be constructed: 70,834 SF

7. Quantity of earth movement (in cubic yards): 3400 CY
multi-family townhouses

8. Proposed land use:

9. Design features, including building height, number of stories and proposed exterior materials:
3 stories; balconies and bay window elements; hardie panel & lap siding; accent colors

10. Other

Estimated date of completion of the proposal or timing of phasing:
From May 2016 to May 2017

Do you have any plans for future additions, expansion, or further activity related to or connected with this proposal? If yes,

explain.

E_’-.



List any environmental information you know about that has been prepared, or will be prepared, directly related to this

proposal.

Geotechnical Evaluation; prepared by Associated Earth Sciences; January 2015 v
Preliminary Storm Drainage Report; prepared by BCRA; April 2015

Do you know whether applications are pending for governmental approvals of other proposals directly affecting the
property covered by your proposal? If yes, explain. List dates applied for and file numbers, if known.

List any government approvals or permits that will be needed for your proposal, if known. If permits have been applied
for, list application date and file numbers, if known.

Typical Building and Site Development Permits, inlcuding Clearing & Grading and Utility permits. City of Bellevue
Right-of-way Use Permit from City of Bellevue Transportation Dept
Developer Extension Agreement for Water, Sewer & Storm

L B T - T LN 2y | EOVP AN L M nd O aiiond Nbmma Ale A i mn s MO/ A AN ﬂ

Please provide one or more of the following exhibits, if applicable to your proposal.
(Please check appropriate box(es) for exhibits submitted with your proposal):

D Land Use Reclassification (rezone) Map of existing and proposed zoning

|:| Preliminary Plat or Planned Unit Development
Preliminary plat map

Clearing & Grading Permit
Plan of existing and proposed grading
Development plans

Building Permit (or Design Review)
Site plan
Clearing & grading plan

[ ] shoreline Management Permit
Site plan

A. ENVIRONMENTAL ELEMENTS

1.

Earth

a.

b.

. Are there surface indications or history of unstable soils in the immediate vicinity? If so, describe.

General description of the site: Flat |:| Rolling D Hilly I:] Steep slopes |:| Mountains |:]Other

What is the steepest slope on the site (approximate percent slope)? gqo, slope SW corner

What general types of soil are found on the site (for example, clay, sand, gravel, peat, and muck)? If you know
the classification of agricultural soils, specify them and note any prime farmland.
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e. Describe the purpose, type, and approximate quantities of any filling or grading proposed. Indicate source
of fill.

Cut: 100 Cu. Yd.
Fill: 3,300 Cu. Yd. The source of fill is not yet known but will be from an approved location.

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.
Shnod Aoy foriry
= o . cgmstults &~

g. About what percent of the site will be covered with impervious surfaces after project construction (for

example, asphalt or buildings)?

Approximately 61% of the site will be covered with buildings and impervious surfaces after the project is o

completed.
h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:

T cinp LG Ty e
Lot f*’/&—“(u F P<L pansre

;V"L _fc’:-'\ér;é» ,;/},_ A c.-'uf
Bcc ai-7C

a. What types of emissions to the air would result from the proposal (i.e. dust, automobile odors, and industrial

wood smoke) during construction and when the project is completed? If any, generally describe and give
approximate quantities if known.

2. AR

Some emissions are anticipated as a direct result of the construction workers use of personal and company
vehicles to and from the subject site and from the operation of construction equipment. Once the buildings
are occupied, resident automobile exhaust will be the main source of emissions.

b. Are there any off-site sources of emissions or ador that may affect your proposal? If so, generally describe.
no
c. Proposed measures to reduce or control emissions or other impacts to the air, if any:
Lonstrveho Just suppnes et
S pin Bee 237
sl R CW Y f. 55 S
Covetd [oa s .

3. WATER

a. Surface

(1) Is there any surface water body on or in the immediate vicinity of the site (including year-round and
seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe type and provide names. If
appropriate, state what stream or river it flows into. ,()0

(2) Will the project require any work over, in, or adjacent to (within 200 feet) the described waters? If
Yes, please describe and attach available plans. ﬂJ



(3) Estimate the amount of fill and dredge material that would be placed in or removed from surface
water or wetlands and indicate the area of the site that would be affected. Indicate the source of

fill material.
#A

(4) Will the proposal require surface water withdrawals or diversions? Give general description,
purpose, and approximate quantities if known.

A

(5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.

(6) Does the proposal involve any discharges of waste materials to surface waters? If so, describe
the type of waste and anticipated volume of discharge. 0

b. Ground

(1) Will ground water be withdrawn, or will water be discharged to ground water? Give general
description.

During the soils testing, slight to moderate ground water seepage occured in the SW corner of the site
and is likely perched groundwater due to the somewhat impermeable barrier of lodgement till soils. A

temporary stormwater pump may be used to manage groundwater during construction. No water is
anticipated be discharged to ground water.

(2) Describe waste material that will be discharged into the ground from septic tanks or other sources,
if any (for example: Domestic sewage; industrial, containing the following chemicals...;
agricultural; etc.) Describe the general size of the system, the number of such systems, the

number of houses to be served (if applicable), or the number of animals or humans the system(s)
are expected to serve.

c. Water Runoff (Including storm water)

(1) Describe the source of runoff (including storm water) and method of collection and disposal, if any

(include quantities, if known). Where will this water flow? Will this water flow into other waters? If
so, describe.

Stormwater from the private road that provides access to the site will flow to Filterra units for treatment.
Some of the sidewalks and landscaped areas on the site will sheet flow to the private road and flow to
the Filterra units. The treated stormwater will then be conveyed to an underground detention vault.
Stormwater from the roofs and the remaining sidewalks and landscaped areas will be collected by a

B i 3 £ SN N |V IR RN S TRy RO iy U E S e 1 1 S Uy VR | DO (R TN JOU [ Sy IR I o U I

(2) Could waste materials enter ground or surface waters? If so, generally describe.



d. Proposed measures to reduce or control surface, ground, and runoff water impacts, if any:
pev BcC A3.7¢.090
CSWPPP aud
Bec aH, 0l Al Locle

4. Plants

a. Check or circle types of vegetation found on the site:

deciduous tree:falder|maple, aspen, other [madrona

evergreen treeffir, cedar, pine, fotherjspruce

shrubs
grass
[] pasture

D crop or grain

D wet soil plants: cattail, buttercup, bulrush, skunk cabbage, other
D water plants: water lily, eelgrass, milfoil, other

|:| other types of vegetation

b. What kind and amount of vegetation will be removed or altered?

Some trees along property lines in setbacks and a minimum of 15% of the trees interior to the site will be
retained. Much of the remaining existing vegetation internal to the site and the low lying landscaping along the
property lines will be cleared from site in preparation for development.

c. List threatened or endangered species known to be on or near the site.
Lrane.

d. Rrop_osed landscaping, use of native plants, or other measures to preserve or enhance vegetation on the
site, if any: 'PVV}X’CC ‘[ Zl?.b :.‘ZJ’Z ,‘th..‘ v /w o~
luc. 20 20.528.F
Luc 0.0 400,
5. ANIMALS Bec i4- G0

a. Check or circle any birds and animals which have been observed on or near the site or are known to be on
or near the site:

Birds: hawk, heron, eagle, songbirds, other: Birds such as jays, crows, sparrows etc.
Mammals: deer, bear, elk, beaver, other:  Small mammals such as rodents/squirrels, raccoons

D Fish: bass, salmon, trout, herring, shellfish, other:

“W



b. List any threatened or endangered species known to be on or near the site.
WA
c. Is the site part of a migration route? If so, explain.
e
d. Proposed measures to preserve or enhance wildlife, if any:

A

6. Energy and Natural Resources

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet the completed
project's energy need? Describe whether it will be used for heating, manufacturing, etc.

s /) i n“ .
ectne, gas, Yvhe—
b. Would your project affect the potential use of solar energy by adjacent properties? If so, generally describe.
po

c. What kinds of energy conservation features are included in the plans of the proposal? List other proposed
measures to reduce or control energy impacts, if any:

L

7. Environmental Health

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk of fire and
explosion, spill, or hazardous waste, that could occur as a result of this proposal? If so, describe.

%
(1) Describe special emergency services that might be required.

LA

(2) Proposed measures to reduce or control environmental health hazards, if any.

JOA



b. Noise

(1) What types of noise exist in the area which may affect your project (for example, traffic, equipment,
operation, other)?

A@'Qacd* streeds - pehevla nerse

(2) What types and levels of noise would be created by or associated with the project on a short-term or
long-term basis (for example, traffic, construction, operation, other)? Indicate what hours noise
would come from the site.

Lonstrechn noise wd

W,‘f‘{‘b NS E

(3) Proposed measures to reduce or control noise impacts, if any: ) / ¢
Kes-l—r-‘c;f— hoors ;? con Sty atsane L 9.

Somd wvf¥lng Eqopuett pec pCE 9. 17

8. Land and Shoreline Use

a.

—h

@

=

What is the current use of the site and adjacent properties? M;;’_S'pxmz Tiasn s , -’u‘f“ bl WS
inilvde SE, MF," Melina Schodl
Has the site been used for agriculture? If so, describe.
O
Describe any structures on the site. > L
| 4v (,ngu,» - Masaic ey
c/(l §12-<F

Will any structures be demolished? If so, what? Mesrnic Teu 7
/¢ I
What is the current zoning classification of the site?
p-3.5 220, R-30

What is the current comprehensive plan designation of the site?

SE_M, MF-i,d

if applicable, what is the current shoreline master program designation of the site?

A

Has any part of the site been classified as an “environmentally sensitive" area? If so, specify.

/0

Approximately how many people would reside or work in the completed project?

There will be 13 3-bedroom & 16 4-bedroom townhouses. There could potentially be anywhere from 80-130
occupants.

j.

Approximately how many people would the completed project displace?

None, as the Masonic temple did not house people and is currently not in use.



k. Proposed measures to avoid or reduce displacement impacts, if any:

v

i. Proposed measures to ensure the proposal is compatible with existing and projected land uses and plans, if

any: ﬂj*ﬂ;;"‘- Loe) e h‘lé Mw)*cu./
' . 7 e
wVM—fathb;h&g witlt e K el
‘(’Fz ME LUC 20. :“S,(,?F_' )45
LAE A 255
9. Housing

a. Approximately how many units would be provided, if any? Indicate whether high, middle, or low-income

housing. o
LL v~

b. Approximately how many units, if any, would be eliminated? Indicate whether high, middle, or low-income
housing.

pPone

c. Proposed measures to reduce or control housing impacts, if any:

Loors

10. Aesthetics

a. What is the tallest height of any proposed structure(s), not including antennas; what is the principal exterior
building materiali(s) proposed?

Buildings will not be taller than 30'. Materials for building envelope will be hardie panel siding, hardie lap siding,
t& N rodar cidinn (Guardraile antrv lide and nnet will ha eteal Windnwe R Annre will ha vinul Ranf watarnrant wil
b. What views in the immediate vicinity would be altered or obstructed?

Tote revesd il fpex p VRS yéﬂm. Mg@
c. Proposed measures to reduce or control aesthetic impacts, if any:

Buildings will be designed to meet design standards. Building elevations are modulated with balconies and
projections, multiple sloping roofs, and accent colors to help break up massing of elements.

Destgn Resew Ll 2 RO E S
Lue 22-255



11. Light and Glare

a. What type of light or glare will the proposal produce? What time of day would it mainly occur?
lapceil froe ME complex

b. Could light or glare from the finished project be a safety hazard or interfere with views?

Vet aubicipate?
c. What existing off-site sources of light or glare may affect your proposal?

L K=
d. Proposed measures to reduce or control light or glare impacts, if any: . )

Cutefd shix s o e _

gilewt UL 20.20.5%%

ctduz

12. Recreation

a. What designated and informal recreational opportunities are in the immediate vicinity?
Crpssroegle Dok wealkeny, & bing — desippatd sifecidly
Acks [gare
b. Would the proposed project displace any existing recreational uses? If so, describe.

po

c. Proposed measures to reduce or control impacts on recreation, including recreation opportunities to be
provided by the project or applicant, if any:

The project will include an on-site fenced children's play area.

13. Historic and Cultural Preservation

a. Are there any places or objects listed on, or proposed for, national, state, or local preservation registers
known to be on or next to the site? If so, generally describe. /) ()

b. Generally describe any landmarks or evidence of historic, archeological, scientific, or cultural importance
known to be on or next to the site. (/A

c. Proposed measures to reduce or control impacts, if any:

N A
14. Transportation

a. lIdentify public streets and highways serving the site, and describe proposed access to the existing street
system. Show on site plans, if any. /\I‘C-U‘*’l:wf w ‘1_"'& ((e Lp¥ /‘h‘é p g
S e fs(un et 40 stafl 0 pari
b. Is site currently served by public transit? If not, what is the appruximate distance to the neareé transit stop?

Yes - G2 feet Ao partl pa [6Y* fo HE

c. How many parking spaces would be completed project have? How many would the project eliminate?
All existing parking areas will be eliminated prior to development. Each townhome unit would have 2 parking
B g stalepe it x 2t omd
5% skils + /
G giest sl



Will the proposal require any new roads or streets, or improvements to existing roads or streets, not
including driveways? If so, generally describe (indicate whether public or private). 3
(&

a

e. Will the project use (or occur in the immediate vicinity of) water, rail, or air transportation? If so, generally
describe. ) i -
Tvausd - 2 feek
fo nwfn s 4
hor st
How many vehicular trips per day would be generated by the completed project? If known, indicate when

peak volumes would occur. /éf ;(/4“ -yLnff 7&% IT—: /é P /D&‘k /%a,r Eﬂ
g. Proposed measures to reduce or control transportation impacts, if any: BL = (L{ (’0 /L" (0
Teoffe— apet fees
Bl 14.L0

—h

15. Public Services

a. Would the project result in an increased need for the public services (for exampile: fire protection, police

protection, health care, schools, other)? If so, generally describe. ) -
je-b"’ - (Mecsnoe AL /ubbt- Serviass

b. Proposed measures to reduce or control direct impacts on public services, if any:

L " - /1 r ' ‘:,‘JA
Heeh applicale codes € Ry

16. Utilities

a. Circle utilities currently available at the site: eiectncn (Enural gastwater@se serwc< telephone,,

W&f} septic system, other.

b. Describe the utilities that are proposed for the project, the utility providing the service, and the general
construction activities on the site or in the immediate vicinity which might be needed.

ez abofe- ~ ‘f‘j Jeal Lons e fie
& ctivihes ﬁw ik 31z | &t et
Signature

The above answers are true and complete to the best of my knowledge. | understand that the lead agency is
relying on them to make its decision.

04/21 /201 5

SIgnature siaussiiamimsamaihb ot i S i, - Date Submitted...
cosign
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0 z s City of Bellevue
5 NI; ? c  Development Services Department
saN2~>s Land Use Staff Report

RS

Proposal Name:
Proposal Address:

Proposal Description:

File Number:
Applicant:
Decisions Included:

Planner:

Breva Design Review

16229 Northup Way

To demolish an existing 9,872-square-foot Masonic Lodge building
and construct 29 townhomes within 8 structures (3 stories in
height). Total proposed square footage is 70,834 square feet.
Project includes associated parking, site landscaping, a children’s
play area, and site utilities.

15-111397-LD

Justin Goroch, BCRA Design

Process Il, Combined Design Review and SEPA Determination

Carol Hamlin, Senior Planner é@(m&w

State Environmental Policy Act (SEPA) Threshold Determination:
Determination of Non-Significance (DNS) with incorporation by reference of the 2016-2027
Transportation Facilities Plan Final Environmental Impact Statement Addendum

Director’s Decision:

Carol V. Helland, Environmental Coordinator
Development Services Department

Approval with Conditions
Michael A. Brennan, Director
Development Services Department

Cart Y pelL paol

By Carol V. Helland, Land Use Director

Notice of Application:
Notice of Decision:
Bulletin Publication Date:
SEPA Appeal Deadline:
Decision Appeal Deadline:
Vesting for Decision:

05-28-2015
04-14-2016
04-14-2016
04-28-2016
04-28-2016
2 years from final approval per LUC 20.40.500

For information on how to appeal a proposal, visit the Development Services Center at City Hall, 450 110% Avenue
NE or call (425) 452-6800. Comments on State Environmental Act Determinations can be made with or without
appealing the proposal within the noted comment period for the SEPA determination. Appeal of the decision must be
received in the City’'s Clerk’s Office by 5 p.m. on the date noted for appeal of the decision.
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Breva Design Review
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L REQUEST/PROPOSAL DESCRIPTION

The applicant requests Design Review approval and threshold review under the State
Environmental Policy Act (SEPA) to demolish an existing 9,872 square-foot Masonic Lodge
building and construct 29 townhomes within 8 structures. The total proposed square footage is
70,834 square feet. The project includes associated parking, site landscaping, a children’s play
area, and site utilities.

PROPOSAL

A. Site Design

Breva Townhomes is a 29-unit townhome development. The building site is located on the
corner of Northup Way and 164" Avenue NE. There are eight buildings, containing 3-units and
4-units. The structures will be 3-story wood construction over slab-on-grade. The project
contains 29 units (3 or 4-bedroom), each with an attached 2-car garage and outdoor decks. The
project includes 6 additional on-site guest parking stalls, open recreational space, landscaping,
and common walkways. The project can be accessed off of both Northup Way and 164" Avenue
NE. The property is 72,000 square feet in size in a unique trapezoidal shape. The property is
split zoned: R3.5 — Single Family, R-20 and R-30 — Multifamily, and within the Transition Area
Design District. The project use and site development were designed to be consistent with each
underlying zoning district. The site is generally flat at a less than 5% slope from north to south.



Breva Design Review
15-111397-LD
Page 4 of 37

SITE PLAN
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B. Building Design

The design is based on a “Northwest Contemporary” style, with exterior siding of painted smooth
fiber-cement panels and painted fiber-cement lap siding. Specific areas are accented with
aluminum wood-look siding. It gives the look and warmth of wood, but without the maintenance.
(The preferred manufacturers are Longboard and Knotwood.) Exterior colors have been
selected to be natural and fitting to the environment, while still having select pops of bright color
for interest. Powder-coated steel is used throughout the buildings and site as part of the
contemporary language and to convey the quality of construction and permanence. The building
facades incorporate architectural modulation to create a variety of material and color changes,
while also breaking down the scale to be appropriate for the residential nature of this project.
Large windows are placed on all sides of the buildings to provide an abundance of natural light
and also to create appealing elevations on all sides as the buildings are sited to be seen from all
directions. The roofline is created by low-slope shed roofs that further emphasize the
contemporary aesthetic. Each unit is designed with a spacious outdoor covered deck.

The project is subject to the plans submitted with the Design Review (attached to this staff
report). See condition X.A.6.



Breva Design Review
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BUILDING A
(from Northup Way & 164" Avenue SE, Iookina SW)

BUILDING D
(from Northup Way & 164" Avenue SE, looking W)

- 1822
L4 1l 1| i [i i’iﬁ lE

A material samples board is available in the project file in the Records Room, Development
Services Department, City Hall, 450 110t Avenue NE. See condition X.C.1.
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C. Design Intent

Breva Townhomes are designed in a Northwest Contemporary style to provide a denser
townhome housing type. Individual units provide 3 or 4-bedroom layouts with open indoor
and outdoor living spaces, natural light, and a private 2-car garage. Buildings are kept to a
residential scale by only attaching a maximum of 4 units. Units are accessed from front and
back and provided with well-lit walkways and directional signage to entrances on the rear.
In keeping with the northwest theme, the applicant has provided a generous planting plan
with native and ornamental plants.

D. Review Processes

Any modification to this approval after construction shall be documented as an Amendment
to this Design Review per LUC 20.30.F.175.C. The modification will be processed as a
new application or as a Land Use Exemption. The applicant shall demonstrate compliance
with the Land Use Code. Any modification of the project design must be reviewed for
consistency with the design intent as stated in this report. Conditions of Approval run for
the life of the project. See condition X.A.1.

SITE DESCRIPTION, ZONING AND LAND USE CONTEXT

A. Site Description

The site is located in the Crossroads Subarea. The site is 72,000 square feet in size. One
building (Masonic Hall) will be demolished for the proposal. The site is essentially flat (less
than 5% slope). There are typical native plantings adjacent to the building and along the
perimeter. There are numerous evergreen and deciduous trees onsite.

The site has two street frontages, 164" Avenue NE and Northup Way. There is also a
wireless antenna facility located on an adjacent PSE pole in the right-of-way. The
associated ground-mounted equipment and screening (fencing) is located on this site and
will be relocated for the new project. Screening of the ground-mounted equipment will be
required. See condition X.C.3.

VICINITY MAP

<l |
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B. Zoning

The site has split zoning. A small portion in the northwest corner of the site is zoned R-3.5.
(Note: There are no buildings in this area.) The balance of the property is zoned R-20 and
R-30. The site is located in a Transition Area since single family zoning districts are
located adjacent to the site (to the west) and across both rights-of-way, Northup Way (to
the north) and 164" Avenue NE (to the east). As noted on the zoning map below, this site
is located at the transition between established single family homes to the north and east,
and multi-family more intense uses to the south and west. Medina Academy, a private
school, is located immediately to the north in the R-5 zoning district.

C. Land Use Context

1N TH AW NE

"L NE

The following are the adjacent land uses and zoning to the site:
North: Medina Academy, R-5

South: Multi-family complex, R-30

West: Multi-family complex, R-20

East: Single family, R-5

e o o

The site previously housed a Masonic Hall that was constructed in 1962 and
approved under a previous conditional use permit. In 1985, the Masonic Temple
applied to the city to remove the west 150 feet of the property from the boundaries of
the conditional use permit. The city approved the request in Ordinance No. 3725,
subject to the Temple’s agreement to execute a concomitant agreement (recording
#8611251190). The concomitant agreement imposed specific landscaping and
frontage improvements on the Masonic Temple site (not the west 150 feet), that were
required to be implemented prior to final short plat approval separating the Masonic
Temple site from the 150’ site to the west. The short plat was approved in 1988
(recording #8804019003), and the 150’ site to the west is now Lot 2, the Springtree
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Lane Condominium. All the conditions in the concomitant agreement (landscaping
and frontage improvements) were satisfied in 1988 prior to final short plat recording.
The conditions in the concomitant agreement have no further force or effect on the
subject property. Copies of the applicable documents are available in the file.

lll. CONSISTENCY WITH LAND USE CODE/ZONING REQUIREMENTS

A. General Provisions of the Land Use Code

1.

Use

The proposed multi-family development is permitted outright in the R-20 and R-30
zoning districts (LUC 20.10.440). As noted above, no portion of the buildings will
be located on the small R-3.5 portion of the site.

2. Dimensional Requirements

Dimensional Requirements

Table 1

Item

Permitted/Required

Proposed

Comments/Conditions

Project Limit

n/a

72,000 square feet

Residential Density

R-20: 20 units/acre
maximum 27 units.

R-30: 30 units/acre,
maximum 8 units.

R-20:

21 units proposed.
R-30:

8 units proposed.

R-20 and R-30 portions meet
code.

Not applicable to the R-3.5
zoning since there are no
buildings proposed in this area.

Building Height

R-20 and R-30:

40 feet (w/bonus)
Buildings B & C must
have a height of no more
than 30 feet if within the
20’ side yard setback.
Land Use Code
20.20.010, Footnote (1).1

R-20 and R-30:
35 feet.
BuildingsB& C =
27'6".

The applicant
must document
that Buildings B &
C have a height of
no more than 30
feet if within the
20’ side yard
setback.

Meets code.

5 foot bonus for underbuilding
parking. 5 foot bonus for no
mechanical equipment on the
roof.

LUC 20.25B.040.A.3.

Floor Area Ratio
(FAR)

n/a

n/a

1 Land Use Code 20.20.010, Footnote (1): Side yard setback in R-30 Districts increases to 20
feet on any side yard where structure exceeds 30 feet above finished grade.
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Item Permitted/Required Proposed Comments/Conditions
Total Gross Floor n/a n/a
(GFA) Area for FAR
Impervious Surface R-20 and R-30: 80% 65.5% Meets code.
LUC 20.20.010
Lot Coverage 35% 34.9% Meets code.
LUC 20.20.010
Setbhacks
Front(s) R-20 and R-30: Northup Way = 25
20 feet feet
(No potr)tioln of tthg buitlgings will | 164th Avenue NE | Meets code.
e located on the =
R-3.5 portion of the site, 20 f LUC 20.20.010
therefore R-3.5 setbacks are eet
not indicated here.)
Side R-20 and R-30: R-20 and R-30:
5 feet, R-30 subject to 15 feet
Footnote (1) 2 sides = n/a since
2 sides = 15 feet not a second side M d
(No portion of the buildings will eets code.
be located on the LUC 20.20.010
R-3.5 portion of the site,
therefore R-3.5 setbacks are
not included here.)
Rear R-20 and R-30: R-20 and R-30: Meets code.
25 feet 25 feet LUC 20.20.010
(No portion of the buildings will
be located on the
R-3.5 portion of the site,
therefore R-3.5 setbacks are
not included here.)
Recycling & Solid 1.5 square feet per 12 square feet per | Meets code.

Waste dwelling unit dwelling unit LUC 20.20.725.
Multi-family exceeding (Recycling and
4 units Solid Waste)
Sidewalk Width Northup Way = 6 feet Northup Way = Meets code.
6 feet LUC 20.25B
164th Avenue NE = 164th Avenue NE | BCC 14.60
6 feet =
6 feet
Street Tree Type Northup Way = Northup Way =. | China Snow Tree Lilac along
No code requirement. China Snow Tree | Northup Way is acceptable as it
Lilac will be compatible with the
164t Avenue NE: 164" Avenue NE: | overhead electrical transmission
No code requirement. Vine Maple wires above.
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Item

Permitted/Required

Proposed

Comments/Conditions

Planting Strip Width
ROW

Both Rights-of-Way:
4 foot planting strip.

Northup Way =.
n/a (existing)
164" Street =

4 feet planting
strip.

BCC 14.60

Onsite

Landscaping — Street
Frontage

Interior

10’ wide planting area
street
8’ wide interior

10’ wide planting
area
Interior 10’ wide

LUC 20.20.520.F

Tree retention

100% perimeter,
15% interior

91.5% perimeter,
20% interior
(Sheet L1.2)

LUC 20.20.900

See Section lll regarding
Alternative Tree Retention
Option

Multi-family Play Area

1,750 square feet

1,750 square feet

Meets code.
LUC 20.20.540

Table 2
Parking and Loading

zg;(i:g Minimum Parking Proposed

Net Square Feet Spaces Parking Stalls
2 per unit
(private

Residential: 1.8 per unit (3 or more | garage).

Multi-Unit Structures | bedroom unit). Additional 6 m?ce:tz gz%eégo
visitor parking S
spaces
provided.

Compact Stalls:

Maximum 50%

0% compact
stalls. All stalls
will be
standard size.

Meets code.
LUC 20.20.590

Loading Area:

Must be located
onsite.

Loading area
is located
within
individual
driveways or
adjacent at the
internal drive.

Meets code.
LUC 20.20.590
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Other Land Use Issues

1.

Vesting Status of Land Use Approval

Under Land Use Code 20.40.500, the vested status of the Design Review
approval shall expire two years from the date of the City’s final decision, unless a
completed building permit application is filed before the end of the two year term.
Upon issuance of a building permit, the vested status of a land use permit or
approval shall be automatically extended for the life of the project.

See condition X.A.2.

Wireless Equipment

The existing wireless at-grade equipment enclosure will be reduced in size from
600 square feet to 544 square feet. It will be relocated 25 feet closer to the Puget
Sound Energy pole with the associated wireless carrier equipment. The design
and color of the fence enclosure shall be architecturally integrated with the site
development. Screening from above shall be required (i.e. wire mesh).
Appropriate permits for the relocated at-grade wireless equipment enclosure shall
be approved prior to issuance of this building permit. See condition X.C.3.

Irrigation and Soil Preparation

Proper soil preparation will be required. In addition, new plants will require
irrigation. The applicant shows irrigation in the landscaping adjacent to Northup
Way. (The applicant needs to contact the Parks & Community Services
Department regarding feasibility.) Plantings along 164" Avenue NE can hook up
to the existing city irrigation system. The plans show that interior plants will be
maintained with irrigation until established. The interior plants will not have
permanent irrigation.

a. Contact Tom Kuykendall at the Parks & Community Services Department
(425-452-7924 or tkuykendall@bellevuewa.gov) regarding irrigation service
along Northup Way.

b. To ensure that interior plants will thrive, provide a water schedule to show
how plants will be cared for during the establishment period (per Sheet L1.0,
Note 6) and thereafter.

c. The applicant shall include a detail for soil preparation on the clearing and
grading permit plans, City of Bellevue, Type 2 Soil Preparation, Attachment B.

See condition X.B.1, Attachment B.

Design Guidelines

The proposal complies with applicable design guidelines of the Land Use Code
for the Transition Area Design District (LUC 20.25.B), including:

a. Site Design Guidelines (LUC 20.25B.050.A)
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1)

2)

3)

1)

2)

4)

Whenever possible, vehicular access should be designed so that traffic is
not directed through an abutting residential district of lower intensity.

Loading and refuse collection areas should be on the side of a building
facing away from an abutting residential district of a lower intensity, but not
in a front yard setback.

In addition to the minimum requirements of LUC 20.20.520, site
development should maximize the retention of existing significant
vegetation in order to soften the visual impact on adjacent residential
uses.

Surrounding vegetation, topography, street patterns, parking configuration
and building massing should be considered in order to result in a
compatible fit between the proposed development and existing residential
development.

Finding: Vehicular access will not be through or abutting residential
districts of lower intensity. The site design layout, with buildings located
along an internal driveway, provides a more compatible development to
single family neighborhoods. There is only one driveway access from
each of Northup Way and 164t Avenue NE which will help to control
traffic impacts. The proposal retains significant trees along the site
perimeter and interior to help keep the vegetated character of the
neighborhood. New plantings (native and ornamental) will provide a rich
palate for site landscaping compatible with existing residential
development. These plantings will soften the visual impact of this
development on adjacent residential uses. The proposal meets the site
design guidelines of LUC 20.25B.050.A.

. Building Design Guidelines (LUC 20.25B.050.B)

Building surfaces facing abutting residential districts should be clad with
materials which are similar to or compatible with surrounding uses, and
which minimize reflected lighting.

Building facades should incorporate elements such as stepbacks, offsets,
angled facets, deep roof overhangs, recesses and other architectural
features which serve to break down the scale. The larger the building, the
greater the number and variety of such elements that may be necessary
to achieve the effect of diminishing scale.

Pitched roof forms are preferred in order to enhance the compatibility with
nearby residential areas. However, under certain circumstances, a
stepped roof form could achieve a similar effect.

Communication dishes greater than one meter (3.28 feet) in diameter
should not be visible from adjacent residential districts.
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Review

5) Materials and colors used on the building facades should be compatible
with nearby residential buildings and the surrounding natural environment;
however, colors and materials used for the purpose of accent may be
approved.

Finding: The “Northwest Contemporary” style of the project is compatible with
adjacent single family and multi-family home designs. Colors are earth tones with
accents of orange/green. Building surfaces abutting residential districts are clad
with materials that are compatible and which minimize reflected lighting. Fiber-
cement panels/lap siding and aluminum wood-look siding will be compatible with
adjacent buildings. Powder-coated steel will help minimize reflected lighting.

The building facades incorporate architectural modulation to help break down the
scale of the building. The roof forms are not flat, but with low-slope shed roofs to
provide architectural interest. There are no communication dishes proposed with
this application. The proposal meets the building design guidelines of LUC
20.25B.050.B.

Alternative Tree Retention Option (Land Use Code 20.20.900.G)

The applicant requests an Alternative Tree Retention Option in order to reduce
the required perimeter diameter inches of significant tree retention from 100% to
91.5%. The applicant proposes to retain 9 existing perimeter trees (91.5%) and
install 40 new perimeter trees.

The applicant proposes to save 20% (96 diameter inches) of the interior diameter
inches of significant trees, which exceeds the code requirement of 15% retention
for the interior.

The applicant provided an arborist report by certified arborist, Susan Prince,
dated September 10, 2015. The report provided an inventory and hazard/health
status of existing significant trees onsite.

Key Points

e 9 healthy existing perimeter trees retained (162.5 diameter inches) and 1 tree
removed (15 diameter inches) for a 91.5% retention while the code requires
100% (ALO request).

e 4 healthy interior trees retained (96 diameter inches) for 20% retention while
the code requires a minimum of 15% retention of diameter inches of
significant trees.

¢ 40 new perimeter trees and 16 new interior trees.

e 7 different tree species proposed.

e On-site tree species selected to add seasonal interest and be of a residential
scale. Lower-growing street tree species selected under existing electrical
wires along Northup Way, reviewed with the City of Bellevue Parks and
Community Services Department.
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LANDSCAPE PLAN

© e PRU-UIRD . oy )

9 UaTS PROPORED

. I

A A [ - At =
6700 HONTCANT TREE BIIE "WER - . Jo e S bt ol
- X - ey 'y

- [ -
NO SCALE TRER PROTECTION DRTALS T ] - e, . gt

Alternative Tree Retention Option Land Use Code 20.20.900.G.2:
The Director may administratively approve a modification of the tree retention
requirements of this section if:

a. The modification is consistent with the stated purpose of this section;

Finding: The stated purpose of this Land Use Code Section 20.20.900 is:

Retention of significant trees as required by this section is necessary to maintain and
protect property values, to enhance the visual appearance of the City, to preserve the
natural wooded character of the Pacific Northwest, to promote utilization of natural
systems, to reduce the impacts of development on the storm drainage system and water
resources, and to provide a better transition between the various land uses permitted in
the City.

The modification is consistent with the purpose of this section since it will
enhance the visual appearance of the City and provide a better fransition
between the various land uses permitted in the City. The proposal will enhance
perimeter and interior landscaping with native and ornamental plant material.
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b. The modification proposal either:

Incorporates the retention or replacement of significant trees equal in
equivalent diameter inches or incorporates the increased retention or
replacement of significant trees and naturally occurring undergrowth to what
would otherwise be required; or

Incorporates the retention or replacement of other natural vegetation in
consolidated locations which promotes the natural vegetated character of the
site and neighborhood including use as pasture land or for agricultural uses.

Finding: This proposal meets criteria (b)(i) above. The proposed plan includes
the removal of a 15 diameter inch tree (1 Douglas fir) along the perimeter for
site development. 2 The applicant provides mitigation by installing 40 new
trees (2” caliper each) for a total of 80 diameter inches of new trees along the
perimeter. This exceeds the 15 diameter inch tree to be removed. And
overtime, the new trees will grow and provide a rich tree canopy.

The applicant provided an arborist report by Susan Prince, Certified Arborist,
dated September 10, 2015. Approximately % of the trees onsite have
potential problems ranging from damage due to pruning/topping, low
tolerance to construction activities, or potential hazard. These trees will be
replaced by new healthy trees.

As noted above, 40 new perimeter trees will be installed along with 15 new
interior trees. This includes 7 different tree species. The tree species range
from a variety of ornamental flowering trees that provide year-round seasonal
interest, to conifers with evergreen foliage low to the ground at maturity.
Smaller ornamental trees are selected to add seasonal interest throughout
the site, and to complement the scale and rhythm of the proposed three-story
buildings. The applicant proposes generous shrubbery and groundcover to
soften the hardscape.

The applicant has provided a rich palate of plant materials (ornamental and
native) and seasonal color which represents an equal or better result than that
which could be achieved by strictly following the requirements of the code.

Where a modification proposal includes supplemental or replacement trees in
lieu of retention, the applicant shall utilize plant materials which complement
the natural character of the Pacific Northwest, and which are adaptable to the
climatic, topographic, and hydrologic characteristics of the site.

2 The Land Use Code does not consider number of street trees or other offsite trees in meeting the landscaping
requirements. The Land Use Code uses diameter inches of significant trees. The information about the street trees
is for illustrative purposes only.
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Finding: The applicant is requesting removal of a 15 diameter inch tree along the
perimeter for site development. ® The applicant provides mitigation by installing 40
new trees (2" caliper each) along the perimeter. New plant materials will be typical
for the Pacific Northwest climate, including shore pine, cypress and maple trees.
Native shrubs and groundcover include huckleberry, Oregon grape, and deer
fern.

At full maturity, the new trees will provide a superior result (more caliper inches of
trees at maturity) to that which could be achieved by strictly following the code.
The proposed planting plan will provide an abundance of trees, native and
ornamental, as well as seasonal color.

Landscape Installation/Maintenance documents will be required prior to
Certificate of Occupancy. See conditions X.D.1, 2. The applicant will be required
to show soil preparation on the clearing and grading plans. See condition X.B.1.

Based upon compliance with the above criteria, the requested Alternative Tree
Retention Option is approved. The project is subject to the plans submitted with
the Design Review (attached to this staff report) and the landscaping plan as
approved with this Alternative Tree Retention Option. See condition X.A.6.

Iv. PUBLIC NOTICE, COMMENT AND RESPONSE

The Design Review application was received on April 22, 2015. On May 28, 2015, Notice of
Application was mailed to all property owners within 500 feet of the project site. Two Public
Information Signs for this proposal were installed on adjacent public rights-of-way. A public

meeting was held on June 17, 2015. There was no attendance by the public.

As a result of public notice, the city received several emails/calls from three neighbors.

One adjacent neighbor had concerns about privacy and tree removal adjacent to her unit. The
city and developer met onsite with this neighbor and reviewed the plans in regards to her unit.
Another neighbor called to ask about removing shrubs before demolition. The city recommended
she call the applicant. The third neighbor called about timing of construction.

V. SUMMARY OF TECHNICAL REVIEWS
A. Transportation Department

Site Access

Access to the proposed project will be provided by two driveways, one connecting to
Northup Way and one connecting to 164" Avenue NE. The existing site has two
driveways in roughly the same locations as the proposed driveways. However, the
proposed driveway on Northup Way will be approximately 30 feet east of the existing

3 The Land Use Code does not consider number of street trees or other offsite trees in meeting the landscaping
requirements. The Land Use Code uses diameter inches of significant trees. The information about the street trees
is for illustrative purposes only.
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driveway and the proposed driveway on 164" Avenue NE is approximately 20 feet north
of the existing access. The driveways will be 26 feet wide and then taper down to a width
of 20 feet for internal circulation.

Due to the proximity to the intersection of 164" Avenue NE/ Northup Way, access at the
164t Avenue driveway shall be restricted to right in, right out only. This will be achieved
through installation of a precast mountable curb or “c-curb” per Standard Drawing TE-9C
and signage, as specified in the final civil engineering plans for the development.
Restricting access to right in, right out will prevent left-turning vehicles from blocking the
southbound lane on 164" Avenue NE.

There is an existing above-grade utility transformer located north of the proposed
driveway on 164" Avenue NE. The utility transformer is approximately 7.5 feet from the
driveway edge, which is less than the requirement for ten feet of separation between
fixed objects and the driveway edge. However, the utility transformer is located
approximately 15 feet back from the face of curb on 164™ Avenue NE. Sight distance
triangle analysis demonstrates that sight distance for exiting right-turning vehicles meets
requirements.

The channelization on Northup Way will be configured to add a westbound left-turn
pocket. The turn pocket will provide a storage length of approximately 35 feet so that
vehicles waiting to turn left into the site will not stop westbound traffic. All loading and
unloading, delivery, garbage and recycling services must be contained within the project
site. No portion of the city right of way may be used for these services. See Section X for
related Condition of Approval.

Street Frontage Improvements

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to
provide infrastructure improvements with a consistent and attractive appearance, the
construction of street frontage improvements is required as a condition of development
approval. The design of the improvements must conform to the requirements of the
Americans with Disabilities Act, the Transportation Development Code (BCC 14.60), and
the provisions of the Transportation Department Design Manual. See Section X for
related conditions of approval.

1. The existing curb, gutter, and sidewalk on Northup Way shall be completely removed
and reconstructed with a six feet wide sidewalk and four feet wide continuous planter
with street trees. Planter strips along Northup Way shall be irrigated with a metered
water source. As shown on the approved plans, the face of curb shall be located
five feet south of the existing location to provide for a future five feet wide bike lane
as planned for in the 2009 Pedestrian and Bicycle project B-117-S. Approximately
five feet of right of way shall be dedicated to the back of curb for the widened
roadway. An access easement shall be provided for the sidewalk. At the corner, the
face of curb will not be set back since improvements at Northup Way/ 164t Avenue
NE were recently completed by the city. Installation of a curb ramp to facilitate safe
merging by eastbound bicyclist may be required and will be determined during
review of the clearing and grading permit. Existing signs on Northup Way must be
relocated with the placement of the new sidewalk as directed by the Inspector.
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2.

The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not
exceed two percent. The sidewalk cross slope may be less than two percent only if
the sidewalk has a longitudinal slope sufficient to provide adequate drainage.
Bellevue’s standard for curb height is six inches, except where curb ramps are
needed. The engineering plans must comply with these requirements, and must
show adequate details, including spot elevations, to confirm compliance. New curb
and sidewalk shall be constructed in compliance with these requirements.

ADA also requires provision of a safe travel path for visually handicapped
pedestrians. Potential tripping hazards are not allowed in the main pathway and must
be located so as not to interfere with the main pedestrian path. ADA-compliant curb
ramps shall be instalied where needed, consistent with City and WSDOT standard
drawings. If such standards cannot be met, then deviation from standards must be
justified on a Design Justification Form to be filed with the Transportation
Department.

The applicant is required to modify the channelization on Northup Way to install a
westbound left-turn pocket as shown on the approved plans.

The project proposes the removal of two street trees from the city right of way on
164t Avenue NE in the location of the proposed driveway. The developer shall
replace the trees according to city standards. If replacement is not physically or
practically possible, payment for the value of the two removed trees will be required.
The value of the street trees is calculated using the International Society of
Arboriculture Trunk Formula Method, which is the industry standard for valuing trees
in landscape settings (BCC 14.60.120). The Parks department uses the funds
collected to plant trees in the city right of way.

On 164" Avenue NE, in the location of the removed driveway, street frontage
improvements matching adjacent improvements must be provided including sidewalk
and planter strip. The new planter strip within the sidewalk along 164" Avenue NE
shall be irrigated with a metered water source. Installation of the proposed planter
shall include extending the city irrigation system, soil preparation, and planting.
Landscaping in the right-of-way shall be maintained by the abutting property
owner(s) unless maintenance has been accepted by the city.

The driveways on Northup Way and 164" Avenue NE shall have approach widths
of 26 feet. The driveway apron design shall be consistent with standard drawing
DEV-7F.

Access at the 164" Avenue NE driveway shall be restricted to right in, right out only.
The applicant is required to install precast mountable curb “c-curb” on 164" Avenue
NE to prevent left turns in accordance with approved plans and Standard Drawing
TE-9C. Signing for right in, right out will be required.

Street lighting on 164" Avenue was addressed in the lighting design for the City’s
LED conversion project, and is therefore not a requirement. There are two existing
street lights on the Northup Way frontage, including one located at the west property
line and one located approximately 180 feet west of the 164" Avenue intersection.
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The applicant is removing the latter street light, which is on a wooden pole and
replacing it with a 55W LED luminaire on a concrete pole. The proposed location is
approximately 30 feet west of the existing location. A combined street tree and street
light plan is required for review and approval prior to completion of engineering and
landscape plans. The goal is to provide the optimum number of street trees while not
compromising the light and safety provided by streetlights. Street trees and
streetlights must be shown on the same plan sheet with the proper separation
(generally 25 feet apart) and the proper spacing from driveways (ten feet from Point
A in standard drawing DEV-7F or equivalent).

9. If the developer requests alternative paving materials, samples must be submitted
for review. If approved, any non-standard patterns, colors, or other features may be
installed only if an agreement is recorded against the property to hold the
landowners responsible for maintenance and replacement of all such non-standard
sidewalk features.

10. An end of road object marker sign shall be installed at the dead end between
buildings D and E.

11. To the extent feasible, no utility vaults may be located within the primary walking path
in any sidewalk.

12. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed
within ten feet of a driveway edge, defined as Point A in standard drawing DEV-7F.
Fixed objects are defined as anything with breakaway characteristics greater than a
four-inch by four-inch wooden post.

13. No new overhead utility distribution lines will be allowed within or across any right of
way or sidewalk easement, and existing overhead distribution lines that can be
undergrounded must be relocated underground. The required extent of
undergrounding will be determined during review of the clearing and grading permit.

14. The developer must install a private road street name sign. The applicant has the
option of paying the City to provide the street name sign at a cost of $110 per blade
or having one manufactured by a private vendor. The specifics of the street name
sign will be determined during the clearing and grading permit.

Easements

The applicant shall provide sidewalk and utility easements to the City as needed to
encompass the full required width of any sidewalks located outside the city right of way
fronting this site. The applicant shall also provide a nine feet wide access easement from
the west property line to 164" Avenue NE to accommodate a future pedestrian path
called the Crossroads east-west connection as described in the 2009 Pedestrian and
Bicycle Plan project O-115. There are utility easements contained on this site which may
be affected by this development. Any negative impact that this development has on those
easements must be mitigated or easements relinquished.

The applicant shall provide easements to the City for street light facilities consisting of
above-grade boxes and/or below-grade vaults between the building and sidewalk within
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the landscape area on the Northup Way frontage. Transformers and utility vaults to serve
the building shall be placed inside the building or below grade, to the extent feasible. See
Section X for related conditions of approval.

Right of Way Dedication

To incorporate street improvements which are reasonably necessary to mitigate the
direct results of the development, and to accommodate the street widening described
elsewhere in this document, the developer is required to dedicate property such that
street surface to back of curb is accommodated within the public right of way. Widening
on Northup Way is required to accommodate a future five foot wide bicycle lane.
Approximately five feet of right of way shall be dedicated to the back of curb to
accommodate the widening. See Section X for related conditions of approval.

Use of the Right of Way During Construction

Applicants often request use of the right of way and of pedestrian easements for
materials storage, construction trailers, hauling routes, fencing, barricades, loading and
unloading and other temporary uses as well as for construction of utilities and street
improvements. A Right of Way Use Permit for such activities must be acquired prior to
issuance of any construction permit including demolition permit. Sidewalks may not be
closed except as specifically allowed by a Right of Way Use Permit. See Section X for
related conditions of approval.

Pavement Restoration

The City of Bellevue has established the Trench Restoration Program to provide
developers with guidance as to the extent of resurfacing required when a street has been
damaged by trenching or other activities. Under the Trench Restoration Program, every
street in the City of Bellevue has been examined and placed in one of three categories
based on the street’s condition and the period of time since it has last been resurfaced.
These three categories are, “No Street Cuts Permitted,” “Overlay Required,” and
“Standard Trench Restoration.” Each category has different trench restoration
requirements associated with it. Damage to the street can be mitigated by placing an
asphalt overlay well beyond the limits of the trench walls to produce a more durable
surface without the unsightly piecemeal look that often comes with small strip patching.

Near this project, Northup Way and 164" Avenue NE have been classified as “Standard
Trench Restoration.” 164" Avenue NE is listed as a pavement overlay candidate in 2016.
If the street is resurfaced prior to the applicant’s work in the right of way, permission to
cut into 164t Avenue NE will be required. If approved, the pavement restoration
requirement may be a full grind and overlay for a minimum of 50 feet as specified in the
right of way use permit. See Section X for related conditions of approval.

See related conditions of approval in Sections X.A-D.
B. Utilities Department
1. Surface Water

The surface water design for this application has been reviewed against City of
Bellevue Storm and Surface Water Engineering standards and is technically feasible
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for the development proposed. The applicant has addressed all surface water
minimum requirements and proposes an underground injection well and Filterra units
with presettlement prior to discharge to the wells.

2. Water

The development proposes all of the multifamily buildings fire, irrigation and domestic
water connections to an 8” water main looped through the site connecting in 164"
Ave NE and Northup Way. There is adequate capacity in the water main to serve the
site.

3. Sewer

The development proposes to supply sewer service to the development by an 8”
private sewer main connecting to the public sewer system in Northup Way. There is
adequate capacity in the sewer main to serve the site.

See condition X.A.7.

VI. STATE ENVIRONMENTAL POLICY ACT (SEPA)

The environmental review indicates no probability of significant adverse environmental impacts
occurring as a result of the project that are beyond those identified in the Transportation
Facilities Plan EIS. The Environmental Checklist together with information submitted (in the
official file) adequately discloses expected environmental impacts associated with the proposed
Design Review approval. The City codes and requirements, including SEPA, Land Use Code,
Noise Ordinance, Building Code and other construction codes adequately mitigate expected
environmental impacts. Therefore, issuance of a Determination of Non-Significance (DNS) is
the appropriate threshold determination under the State Environmental Policy Act (SEPA)
requirements, with incorporation by reference of:

e 2016-2027 Transportation Facilities Plan Final Environmental Impact Statement
Addendum

This document is available in the Development Services Department, Records Room, Lobby
Floor, Bellevue City Hall, 450 110" Avenue NE under file #15-111397-LD.

Adverse impacts which are less than significant are typically subject to City Codes or Standards
which are intended to mitigate those impacts. Where such impacts and regulatory items
correspond, further documentation is not necessary. For other adverse impacts which are less
than significant, Bellevue City Code, Section 22.02.140, provides substantive authority to mitigate
impacts disclosed through the environmental review process.

The following amendments to the Environmental Checklist are provided by the City of Bellevue.

A. TRANSPORTATION
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Long Term Impacts and Mitigation

The long-term impacts of development projected to occur in the City by 2027 have been
addressed in the City’s 2016 — 2027 Transportation Facilities Plan FEIS Addendum. The
impacts of growth which are projected to occur within the City by 2027 are evaluated on the
roadway network assuming that all the transportation improvement projects proposed in the
City’s 2016 - 2027 Transportation Facilities Plan are in place. The Transportation Facilities
Plan EIS divides the City into several Mobility Management Areas (MMAs) for analysis
purposes. Breva Townhomes lies within MMA #5, which has a 2027 total growth projection
of 544 multi-family dwelling units. This development proposes 29 multi-family dwelling units.
Therefore, the volume of proposed development is within the assumptions of the
Transportation Facilities Plan FEIS Addendum.

Traffic impact fees are used by the City to fund street improvement projects to alleviate
traffic congestion caused by the cumulative impacts of development throughout the City.
Payment of the transportation impact fee, as required by BCC 22.16, contributes to the
financing of transportation improvement projects in the current adopted Transportation
Facilities Plan, and is considered to be adequate mitigation of long-term traffic impacts. Fee
payment is required at the time of building permit issuance. For the purpose of impact fee
calculation, credit will be given for the previous use, the Masonic Lodge building, which is
being demolished. Information as to previous use will be will required.

Mid-Range Impacts and Mitigation

Project impacts anticipated to occur in the next six years are assessed through a
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that development
proposals generating 30 or more new p.m. peak hour trips undergo a traffic impact analysis
to determine if the concurrency requirements of the State Growth Management Act are
maintained. With 29 multi-family dwelling units, the Breva Townhomes development will
generate approximately 16 p.m. peak hour trips and therefore will not trigger concurrency
requirements.

Short Term Operational Impacts and Mitigation

City staff analyzed the short term operational impacts of this proposal in order to
recommend mitigation if necessary. These impacts included traffic operations conditions
during the p.m. peak hours. Issues that were analyzed included access location and design,
sight distance, and onsite circulation.

There are currently two existing driveways along the project site street frontage, one
driveway connects to Northup Way and the other driveway connects to 164" Avenue NE.
These existing driveways will be removed and replaced with two driveways in approximately
the same locations. The details of the access design are addressed elsewhere in this Staff
Report under Summary of Technical Reviews, Site Access. City staff have analyzed existing
sight distance and found that sight distance is satisfactory. The access design shall meet
the sight distance requirements of BCC 14.60.240. Vegetation shall be trimmed as needed
within the sight triangle. No operational impacts are anticipated. Design of the pedestrian
areas and driveways must meet the requirements of BCC 14.60.240 and 14.60.241.
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B. SURFACE WATER

The site is a split storm water drainage basin. The west portion of the site drains to Sears
Creek Basin and the east portion drains to Redmond 400 basin. The majority of the site will
drain to Sears Creek Basin and the connection point will be in Northup Way at the
northwest corner of the site. Storm water impacts for the project will trigger Washington
Department of Ecology minimum requirements 1-9 of the storm and surface water
standards and 2005 DOE Stormwater Management Manual for Western Washington.
Original drainage patterns are required to be maintained with this project. Minimum
requirement 5 (onsite storm water management) will be mitigated by using native infiltration
through a deep injection well authorized by DOE. Water quality for minimum requirement 6
(Water Quality) will be mitigated by the use of Filterra units with presettiement. Minimum
requirement 7 (Flow Control) will be mitigated with the use of deep injection wells. See
condition X.A.7.

C. LIGHT AND GLARE

There is the potential for light and glare with the lights at night. In order to mitigate
potential impacts to adjacent properties, exterior lights shall use cut off shields or an
equivalent to prevent glare spillover. See condition X.C.2.

D. NOISE

As conditioned, short term impacts related to noise generation as a result of the
construction will be minimized. Noise related to construction is allowed from 7:00 a.m. to
6:00 p.m. Monday through Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for
Federal holidays and as further defined by the Bellevue City Code. Exceptions to the
construction noise hours limitation contained in the Noise Control Code MAY be granted
pursuant to 9.18.020.C.1 when necessary to accommodate construction which cannot be
undertaken during exempt hours. Written requests for exemption from the Noise Control
Code must be submitted two weeks prior to the scheduled onset of extended hour
construction activity. Such request shall include a noise analysis prepared by a noise
consultant, including recommendations for achieving the noise limitations of the Noise
Ordinance for new residential construction. See condition X.A.3. The use of best available
noise abatement technology consistent with feasibility is required during construction to
mitigate construction noise impacts to surrounding uses. See condition X.A.4.

Interior Noise: Bellevue Code, 9.18, prohibits the approval of new residential structures
where the exterior noise level exceed Ldn (day-night average sound level) of 65 dBA
anywhere along the site boundary, unless the construction can achieve interior noise levels
of 40 dBA in sleeping areas and 45 dBA in non-sleeping areas. Prior to the issuance of
any building permit, the applicant must submit an Acoustical City Engineer’s report on the
proposed construction and the anticipated maximum noise thresholds inside the units
facing a street frontage. Before any occupancy permits are issued, the noise levels must
be measured inside a random sample of the residential units and the report revised to
reflect the results. If the actual noise levels exceed the maximum required thresholds, the
acoustical report must include recommendations to modify the construction to meet the
interior noise thresholds. See conditions X.C.4., X.D.3.
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VIL.

E. AIRPOLLUTION

There is the potential for air pollution from dirt and sand dissipating from unsecured loads
of construction vehicles and heavy construction equipment. While on city streets,
construction vehicles shall meet the requirements of the Revised Code of Washington
46.61.655 for covered loads. See condition X.A.S.

CHANGES TO PROPOSAL DUE TO STAFF REVIEW

Changes to the proposal as a result of staff review include:

VIIL.

e The bike lane/sidewalk along Northup Way was relocated.

e The children’s play area was relocated to a more central location.

o Elevations facing the street frontages (Northup and 164" Avenue NE) were revised to
appear more outward focused.

DECISION CRITERIA

Per Land Use Code 20.30F.145, the Director may approve or approve with modifications an
application for Design Review if:

A. The proposal is consistent with the Comprehensive Plan.

The proposal is consistent with the Comprehensive Plan and Crossroads Subarea Plan.
Staff has reviewed the policies which apply to the project and determined that those
applicable policies will be implemented through the application of City Codes and policies.

The following are applicable policies of the Crossroads Subarea Plan:

POLICY S-CR-1. Maintain land uses as depicted on the Land Use Plan (Figure

S-CR-1).

Finding: As a multi-family development, the proposal is consistent with Multi-Family
Medium Density land use designation on the Crossroads Land Use Plan (Figure S-CR-1).

POLICY S-CR-2. Protect existing single family neighborhoods from encroachment by more
intense uses.

Finding: The proposal conforms to the Transition Area designation of the property and
does not encroach multi-family units into existing single family neighborhoods.

POLICY S-CR-3. Encourage land use density that will not intensify vehicular congestion.
Finding: The proposal has a combined density of 17.5 units per acre which is below the R-
20 and R-30 densities for the property. Given these densities, the City of Bellevue
Transportation Department has reviewed the proposal for consistency with city
transportation requirements and standards. Conditions of approval (see Sections X.A, X.B,
X.C) have been imposed to provide mitigation for any anticipated intensified vehicular
congestion.
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POLICY S-CR-11. Limit multifamily development to those locations designated on the
Land Use Plan (Figure S-CR.1).

Finding: The proposal is consistent with this policy as it is located within a multi-family land
use designation on the Crossroads Land Use Plan (Figure S-CR-1).

POLICY S-CR-14. Encourage the preservation of open space and existing

vegetation within new residential development.

Finding: The proposal is consistent with this policy by preserving existing vegetation onsite.
The applicant proposes to save 91.5% and 20%, respectively, of the diameter inches of
significant trees within the perimeter and interior of the site. In addition, the applicant
proposes a total of 3,570 square feet of open space area (multi-family play area). See
Section Il1.B.5, Alternative Tree Retention Option.

B. The proposal complies with the applicable requirements of this Code.

The proposal complies with applicable requirements of the Land Use Code:

Dimensional requirements.
Parking/Loading requirements.
Building and Site Design requirements.
Use charts.

Street tree and sidewalk requirements.

See Section lll, Consistency with Land Use Code/Zoning Requirements.

C. The proposal addresses all applicable design guidelines or criteria of this Code
in a manner which fulffills their purpose and intent.

The proposal complies with applicable design guidelines of the Land Use Code for the
Transition Area Design District (LUC 20.25.B). See Section Ill.B. Consistency with Land
Use Code/Zoning Requirements, summarized below:

Site Design Guidelines (LUC 20.25B.050.A)

The site design layout, with buildings located along an internal driveway, provides a
more compatible development to single family neighborhoods. There is only one
driveway access from each of Northup Way and 164" Avenue NE which will help to
control traffic impacts. The proposal retains significant trees along the perimeter and
interior to help keep the vegetated character of the neighborhood. New plantings
(native and ornamental) will provide a rich palate for site landscaping compatible with
existing residential development. These plantings will soften the visual impact of this
development on adjacent residential uses.

Building Design Guidelines (LUC 20.25B.050.B)
The “Northwest Contemporary” style of the project is compatible with adjacent single

family and multi-family home designs. Colors are earth tones with accents of
orange/green. The building facades incorporate architectural modulation to help



Breva Design Review
15-111397-LD
Page 26 of 37

IX.

break down the scale of the building. The roof forms are not flat, but with low-slope
shed roofs to provide architectural interest.

D. The proposal is compatible with and responds to the existing or intended
character, appearance, quality of development and physical characteristics of
the subject property and immediate vicinity.

The proposal is compatible with and responds to the intended character, appearance,

quality of development and physical characteristics of the subject property and immediate
vicinity. The proposal provides new housing units to the neighborhood. The housing units
are in 3-unit and 4-unit buildings which are smaller scale than other multi-family buildings.

The proposal has a “Northwest Contemporary” appearance which is compatible with the
neighborhood. Significant trees are retained and new healthy trees will be planted. The
new native and ornamental plantings (trees, shrubs, groundcover) will provide seasonal
color.

E. The proposal will be served by adequate public facilities including streets, fire
protection, and utilities.

All urban level public utilities/infrastructure are available to or on the site or will be

constructed/installed with the development. All city departments have reviewed the
proposal and required conditions, as necessary. See Section V for Technical Review.

DECISION OF THE DIRECTOR

After conducting the various administrative reviews associated with this proposal, including
applicable Land Use consistency, SEPA, and City Code & Standard compliance reviews, the
Director does hereby APPROVE WITH CONDITIONS the subject proposal.

X.

CONDITIONS OF APPROVAL

The following conditions are imposed under authority referenced:

COMPLIANCE WITH BELLEVUE CITY CODES AND ORDINANCES: The applicant shall
comply with all applicable Bellevue City Codes (BCC) and Ordinances including but not limited to:

Clearing and Grading Code - BCC 23.76 Tom McFarlane, 425-452-5207
tmcfarlane@bellevuewa.gov

Bellevue Development Standards Tom McFarlane, 425-452-5207
tmcfarlane@bellevuewa.gov

Transportation Code - BCC 14.60 Vanessa Humphreys, 425-452-2569

vhumphreys@bellevuewa.gov

Trans. Improvement Program - BCC.22.16 Molly Johnson, 425-452-6175
majohnson@bellevuewa.gov
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Right-of-Way Use Permit - BCC 14.30 Tim Stever, 425-452-4294
tstever@bellevuewa.qgov
Bellevue Utilities Code - BCC Title 24 Mark Dewey, 425-452-6179
mdewey@bellevuewa.qov
Construction Codes - BCC Title 23 Atul Shoery, 425-452-2818
ashoery@bellevuewa.gov
Structural Codes - BCC Title 23 Atul Shoery, 425-452-2818
ashoery@bellevuewa.gov
Land Use Code - BCC Title 20 Carol Hamlin, 425-452-2731
chamlin@bellevuewa.gov
Sign Code - BCC Title 22B Carol Hamlin, 425-452-2731
chamlin@bellevuewa.qov
Noise Control - BCC 9.18 Carol Hamlin, 425-452-2731
chamlin@bellevuewa.qgov
Uniform Fire Code - BCC 23.11 Adrian Jones, 425-452-6032
akjones@bellevuewa.gov

A. GENERAL CONDITIONS

The following conditions apply to all phases of development.

LAND USE DIVISION CONDITIONS (GENERAL)

1.

Modification to the Design Review Plans

Any modification to this approval after construction shall be documented as an
Amendment to this Design Review OR as an addition or revision to this issued
land use approval, processed as a Land Use Exemption. The applicant shall
demonstrate compliance with the Land Use Code in effect at the time of
issuance of this report. Any modification of the project design must be reviewed
for consistency with the design intent as stated in Section 1.C. of this report.
Conditions of Approval run for the life of the project.

Authority:  Land Use Code 20.30F.175
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

Vesting Status of Land Use Approval

Under Land Use Code 20.40.500, the vested status of the Design Review
approval shall expire two years from the date of the City’s final decision, unless
a completed building permit application is filed before the end of the two year
term. Upon issuance of a building permit, the vested status of a land use
permit or approval shall be automatically extended for the life of the project.

Authority:  Land Use Code 20.50.500
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov
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Construction Noise Hours

Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday
through Friday and 9:00 a.m. to 6:00 p.m. on Saturday, except for Federal
holidays and as further defined by the Bellevue City Code. Exceptions to the
construction noise hours limitation contained in the Noise Control Code MAY be
granted pursuant to 9.18.020C.1 when necessary to accommodate construction
which cannot be undertaken during exempt hours. Written requests for
exemption from the Noise Control Code must be submitted two weeks prior to
the scheduled onset of extended hour construction activity. Such request shall
include a noise analysis prepared by a noise consultant, including
recommendations for achieving the noise limitations of the Noise Ordinance for
new residential construction.

Authority:  Bellevue City Code 9.18.020, .040
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

Use of Best Available Noise Abatement Technology

The use of best available noise abatement technology consistent with feasibility
is required during construction to mitigate construction noise impacts to
surrounding uses.

Authority:  Bellevue City Code 9.18.020F
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.qgov

Air Pollution from Construction Vehicles and Equipment

Construction vehicles and heavy construction equipment shall emit the least
amount of air pollution possible. While on city streets, construction vehicles
shall meet the requirements of the Revised Code of Washington 46.61.655 for
covered loads.

Authority:  State Environmental Policy Act, Bellevue City Code 23.76,
Revised Code of Washington 46.61.65
Reviewer:  Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

Project Plans

The project is subject to the plans submitted with the Design Review (attached
to this staff report), including the landscaping plan as approved with the
Alternative Tree Retention Option (Section 111.B.6).

Authority:  LUC 20.30.F
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov
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UTILITY DEPARTMENT CONDITIONS (GENERAL)

7.

Utilities Conceptual Approval

Utility Department approval of the design review application is based on the
conceptual design only. Changes to the site layout may be required to
accommodate the utilities after utility engineering is approved. The water,
sewer, and storm drainage systems shall be designed per the current City of
Bellevue Utility Codes and Utility Engineering Standards. Utilities Department
design review, plan approval, and field inspection is performed under the Utility
Developer Extension Agreement (DEA) and Utilities Permit Processes. A water,
sewer and storm Developer Extension Agreement will be required for the
project. A registration and rule authorization letter will be required from
Department of Ecology UIC program prior to approval and construction of the
deep injection wells under the Developer Extension Agreement. All necessary
public and private utility easements are required to be recorded prior to final
acceptance of the utility improvements.

Authority: BCC 24.02, 24.04, 24.06
Reviewer: Mark Dewey, 425-452-6179, mdewey@bellevuewa.gov

TRANSPORTATION DEPARTMENT CONDITIONS (GENERAL)

8.

Vehicular Access Restrictions

Access to this site from 164t Avenue NE will be restricted to right-turn-in and
right-turn-out only. This will be achieved through installation of a c-curb and
signage, as specified in the final civil engineering plans for the development.

Authority: BCC 14.60.150
Reviewer: Vanessa Humphreys, 425-452-2569, vhumpherys@bellevuewa.gov

Provisions for Loading

The property owner shall provide an off-street loading space which can access
a public street. This must include an off-street location for garbage pick-up,
which must be acceptable to the garbage hauler. On-street loading and
unloading will not be permitted.

Authority: LUC 20.20.590.K.4; BCC 14.60.180
Reviewer: Vanessa Humphreys, 425-452-2569, vhumpherys@bellevuewa.gov

B. PRIOR TO CLEARING & GRADING (GD) PERMIT

The following conditions are imposed to ensure compliance with the relevant decision
criteria and Code requirements and to mitigate adverse environmental impacts not
addressed through applicable Code provisions. These conditions must be complied
with on plans submitted with the Clearing & Grading (GD) or Demolition permit

application:
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LAND USE DIVISION CONDITIONS (GD)

1.

Landscape Plan

(a) Contact Tom Kuykendall at the Parks & Community Services Department
(425-452-7924 or tkuykendall@bellevuewa.gov) regarding irrigation
service along Northup Way.

(b) To ensure that interior plants will thrive, provide a water schedule to show
how plants will be cared for during the establishment period (per Sheet
L1.0, Note 6) and thereafter.

(c) The applicant shall include a detail for soil preparation on the clearing and
grading permit plans, City of Bellevue, Type 2 Saoil Preparation,
Attachment B.

Authority:  LUC 20.20.520
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

TRANSPORTATION DEPARTMENT CONDITIONS (GD)

2.

Right-of-Way Use Permit

Prior to issuance of any construction or clearing and grading permit, the
applicant shall secure applicable right-of-way use permits from the City’s
Transportation Department, which may include:

a) Designated truck hauling routes.

b)  Truck loading/unloading activities.

c) Location of construction fences.

d) Hours of construction and hauling.

e) Requirements for leasing of right of way or pedestrian easements.

) Provisions for street sweeping, excavation and construction.

g) Location of construction signing and pedestrian detour routes.

h)  All other construction activities as they affect the public street system.

In addition, the applicant shall submit for review and approval a plan for
providing pedestrian access during construction of this project. Access shall be
provided at all times during the construction process, except when specific
construction activities such as shoring, foundation work, and construction of
frontage improvements prevent access. General materials storage and
contractor convenience are not reasons for preventing access.

The applicant shall secure sufficient off-street parking for construction workers
before the issuance of a clearing and grading, building, a foundation or
demolition permit.
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Authority:  BCC 11.70 & 14.30
Reviewer: Tim Stever, 425- 452-4294, tstever@bellevuewa.gov

Civil Engineering Plans — Transportation

Civil engineering plans produced by a qualified engineer must be approved by
the Transportation Department prior to issuance of the clearing and grading
permit. The design of all street frontage improvements and driveway accesses
must be in conformance with the requirements of the Americans with
Disabilities Act, the Transportation Development Code, the provisions of the
Transportation Department Design Manual, and specific requirements stated
elsewhere in this document. All relevant standard drawings from the
Transportation Department Design Manual shall be copied exactly into the final
engineering plans. Requirements for the engineering plans include, but are not
limited to:

a) The construction of the 20 feet wide access road shall have pavement
depths and subgrades per Standard Drawing DEV-8.

b)  The construction of the driveway approaches per Standard Drawing
DEV-7F. The access driveways must be a minimum of 26 feet wide for the
first 20 feet and may taper down to the proposed 20 feet width thereafter.
The existing driveways must be removed.

c) The applicant is required to remove the existing sidewalk on Northup Way
and install a six feet wide sidewalk and four feet wide continuous planter
with street trees. Planter strips along Northup Way shall be irrigated with a
metered water source. As shown on the approved plans, the face of curb
shall be set to allow for a future five feet wide bike lane as planned for in
the 2009 Pedestrian and Bicycle project B-117-S. Installation of a curb
ramp to facilitate safe merging by eastbound bicyclist may be required and
will be determined during review of the clearing and grading permit. The
relocation of the existing signs on Northup Way shall be shown on the
clearing and grading plans.

d) Modifications to the channelization on Northup Way and 164™ Avenue NE,
including the left-turn pocket on Northup and the installation of the c-curb
on 164t Avenue, must be shown on the clearing and grading plans.

e) Landings on sloping approaches are not to exceed a 7% slope for a
distance of 30 feet approaching the back edge of sidewalk. Driveway
grade must be designed to prevent vehicles from bottoming out due to
abrupt changes in grade.

f) Sight distance. Show the required sight triangles, as described in
Standard Drawings TE-1 and TE-3, and include any sight obstructions,
including those off-site. Sight distance triangles must be shown at all
driveway locations and must consider all fixed objects and mature
landscape vegetation. Above-grade utilities and other roadside
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g9)

h)

)
k)

appurtenances must be relocated as needed to ensure sight distance
requirements are met. Vertical as well as horizontal line of sight must be
considered when checking for sight distance.

Design Standard 15 requires a separation distance of a minimum of ten
feet between fixed objects and the driveway edge. A utility transformer is
currently located such that the new driveway onto 164" Avenue NE is
approximately 7.5 feet of the driveway edge. However, the utility
transformer is set back approximately 15 feet from the face of curb on
164t Avenue NE and left turns in and out are restricted. Therefore, the
required sight distance is met with the access design. The applicant will
be required to submit a Design Justification Form for approval by the
Transportation Department.

The trenching for undergrounding of existing overhead utility lines, should
be coordinated with adjacent sites, if necessary. Transformers and utility
vaults to serve the building shall be placed inside the building or below
grade, to the extent feasible.

Installation or relocation of streetlights and related equipment on Northup
Way.

Trench restoration within any right of way or access easement.

The applicant is required to coordinate mailbox location with the Bellevue
Postmaster and show the mailbox location on the engineering plans.

The developer must install a private road street name sign. The applicant
has the option of paying the city to provide the street name sign at a cost
of $110 per blade or have one manufactured by a private vendor. The
specifics of the street name sign will be determined during the clearing
and grading permit.

An end of road object marker sign must be installed at the dead end near
buildings D and E. Signing for the right turn in, right turn out driveway on
164" Avenue NE is required.

The engineering plans shall be the controlling document on the design of
these features; architectural and landscape plans must conform to the
engineering plans as needed.

The project proposes the removal of two street trees from the city right of
way on 164" Avenue NE in the location of the proposed driveway. The
developer shall replace the trees according to city standards. If
replacement is not physically or practically possible, payment for the value
of the two removed trees will be required. The value of the street trees is
calculated using the International Society of Arboriculture Trunk Formula
Method, which is the industry standard for valuing trees in landscape
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settings (BCC 14.60.120). The Parks department uses the funds collected
to plant trees in the city right of way.

Construction of all street and street frontage improvements must be
completed prior to closing the clear and grade permit and right of way use
permit for this project. A Design Justification Form must be provided to the
Transportation Department for any aspect of any pedestrian route
adjacent to or across any street that cannot feasibly be made to comply
with ADA standards. Design Justification Forms must be provided prior to
approval of the clear and grade plans for any deviations from standards
that are known in advance. Forms provided in advance may need to be
updated prior to project completion. For any deviations from standards
that are not known in advance, Forms must be provided prior to project
completion.

Authority: BCC 14.60; Transportation Department Design Manual;
Americans with Disabilities Act

Reviewer: Vanessa Humphreys, 425-452-2569,
vhumpherys@bellevuewa.gov

C. PRIOR TO BUILDING PERMIT (BB)

The following conditions are required by City Code. Unless specified otherwise
below, these conditions must be complied with on plans submitted with the Building
Permit application:

LAND USE DIVISION CONDITIONS (BB)

1.

Building Materials/Details and Color Samples

The development is subject to the building materials/details and color samples
as submitted with the Design Review application.

Authority:  Land Use Code 20.30F
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

Light and Glare

In order to mitigate potential impacts to adjacent properties, exterior lights shall
use cut off shields or an equivalent to prevent light and glare spillover.

Authority:  Land Use Code 20.20.522
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

Wireless Equipment Enclosure

The design and color of the wireless equipment fence enclosure shall be
architecturally integrated with the site development. Screening from above shall
be required (i.e. wire mesh). Appropriate permits for the relocated at-grade
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wireless equipment enclosure shall be approved prior to issuance of this
building permit.

Authority:  LUC 20.20.195
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.qov

4. Acoustical Engineer’'s Report

The applicant shall submit an Acoustical Engineer’s report on the proposed
construction and the anticipated maximum noise thresholds inside the units
facing the street frontage.

Authority: BCC 9.18
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.qgov

TRANSPORTATION DEPARTMENT CONDITIONS (BB)

5. Transportation Impact Fee

Payment of the traffic impact fee will be required at the time of building permit
issuance. If multiple building permits will be issued, the impact fee will be tied to
the primary above-ground permit. Removal of the existing building will be
eligible for impact fee credit. Information as to the extent of the previous use will
be needed in order to determine the credit amount. The impact fee is currently
$2,587 per multi-family dwelling unit. Impact fees are subject to change and the
fee schedule in effect at the time of building permit issuance will apply.

Authority:  BCC 22.16
Reviewer. Vanessa Humphreys, 425-452-2569,
vhumpherys@bellevuewa.gov

6. Building and Site Plans — Transportation

The building grade and elevations shall be consistent with the curb and
sidewalk grade shown in the approved civil engineering plans. During
construction, city inspectors may require additional survey work at any time in
order to confirm proper elevations. Building plans, landscaping plans, and
architectural site plans must accommodate on-site traffic markings and signs
and driveway design as specified in the engineering plans. Building plans,
landscaping plans, and architectural site plans must comply with vehicle and
pedestrian sight distance requirements, as shown on the engineering plans.

Authority:  BCC 14.60.060; 110; 120; 150; 180; 181; 190; 240; 241
Reviewer: Vanessa Humphreys, 425-452-2569,
vhumpherys@bellevuewa.gov
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10.

Existing Easements

Any utility easements contained on this site which are affected by this
development must be identified. Any negative impact that this development
has on those easements must be mitigated or easements relinquished.

Authority: BCC 14.60.100
Reviewer: Tim Stever (425) 452-4294, tstever@bellevuewal.gov

Easements for Street Light Vaults

The applicant shall provide easements to the City for street light facilities such
as above-grade boxes and below-grade vaults between the building and
sidewalk within the landscape area.

Authority: BCC 14.60.100
Reviewer: Vanessa Humphreys, 425-452-2569,
vhumpherys@bellevuewa.gov

Sidewalk/Utility Easements

The applicant shall provide sidewalk and utility easements to the City such that
sidewalks outside of the City right of way along the property frontage are
located within a pedestrian easement area. In addition, a nine feet wide access
easement from the west property line to 164" Avenue NE is required for a
future pedestrian path connection called the Crossroads east-west connection.

Authority:  BCC 14.60.100
Reviewer: Vanessa Humphreys, 425-452-2569,
vhumpherys@bellevuewa.gov

Dedication of Right of Way

The applicant shall dedicate right of way to the City along the property frontage
on Northup Way such that street improvements to the back of curb are located
within the public right of way.

Authority:  BCC 14.60.100
Reviewer: Vanessa Humphreys, 425-452-2569,
vhumpherys@bellevuewa.gov

D. PRIORTO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY (CO)

LAND USE DIVISION CONDITIONS (CO)

1.

Landscape Installation Assurance Device

If a Temporary Certificate of Occupancy is requested prior to completion of the
landscaping installation the applicant shall file with DSD a landscape installation
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assurance device equal to 150% of the cost of labor and materials for any
landscaping that has not yet been installed.

Authority:  Land Use Code 20.40.490
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

Landscape Maintenance Assurance Device

The applicant shall file with the DSD a landscape maintenance assurance
device in the form of an assignment of savings or letter of credit for 20% of the
cost of labor and materials for all landscaping on the site.

Authority:  Land Use Code 20.40.490
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.qov

Noise Measurements

The noise levels must be measured inside a random sample of the residential
units facing each street and the original acoustical report shall be revised to
reflect the results. If the actual noise levels exceed the maximum required
thresholds, the acoustical report must include recommendations to modify the
construction to meet the interior noise thresholds.

Authority: BCC 9.18
Reviewer: Carol Hamlin, 425-452-2731, chamlin@bellevuewa.gov

TRANSPORTATION DEPARTMENT CONDITIONS (CO)

4,

Street Frontage Improvements

All street frontage improvements and other required transportation elements,
including street light revisions, must be constructed by the applicant and
accepted by the Transportation Department inspector. All existing street light
apparatus affected by this development, including traffic controllers, pedestrian
signal poles, traffic signal poles, and power sources, must be relocated as
necessary. Existing overhead lines must be relocated underground. All required
improvements must be constructed as per the approved plans or as per
direction of the Transportation Department inspector. Bonding or other types of
assurance devices will not be accepted in lieu of construction, unless the City
requires a delay.

Authority:  BCC 14.60; Comprehensive Plan Policy UT-58; Transportation
Department Design Manual; and Transportation Department
Design Manual Standard Drawings.

Reviewer. Vanessa Humphreys, 425-452-2569,
vhumpherys@bellevuewa.gov
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Pavement Restoration

Pavement restoration associated with street frontage improvements or to repair
damaged street surfaces shall be provided as follows:

a) Northup Way: Standard trench restoration is required on this street.

b) 164" Avenue NE: The City plans to resurface this street in the year 2016
after which a 5-year no-street-cut moratorium will be in effect. All
necessary trenching and street cuts must be completed by that time. If the
street surfaces become damaged as a result of this development after the
City resurfaces this street, a full street width grind and overlay will be
required for a minimum of 50 feet.

Authority:  BCC 14.60. 250; Design Manual Design Standard #23
Reviewer: Tim Stever (425) 452-4294, tstever@bellevuewa.gov
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IRRIGATION SCHEDULE

PFRODUCT DESCRIFTION

@ - HUNTER MP ROTATOR -PROS-12
* PRS42-CV. INSTALL ON FLEX RISER

@ B SIDE STRIP SPRINKLER ~MiFS&.800

\4 END STRIP SPRINKLER-MPLCS-515
AND RCS-5I5

OAUGU TS, 1 & HPIO00 SERES

L HUNTER PROS-12-5 T, H, @ WNHOME
Geor wEmemckloTaUS TOWNHOMES,
BELLEVUE WA

NEW SLEEVING - PVC SCHEDULE 42, AN 2-ip-20i5
" DIA, MINIMUM 24" COVER FOR
ROW AREAS. VERIFY LOGATION AND
SIZE OF EXIBTING PIFES AND WIRING.
CUT EXISTING PIFES 4 LIRING AT
FROPOSED DRIVEWAY ACCESS
LOCATIONS, INSERT NEW FIFES 4
NG T MATEW EXISTNG NTO REW
SLEEVING AND RECONNECT TO
EXISTNG IRRIGATION SYSTEMS ©
JUNCTION BOXES,

REVISIONS/DRAING ISSUES:

29.2 UNITS ALLOWED
21 UNITS PROPOSED

_— EXISTING MAIN LINE- VERIFY SIZE 4 Draun by: <
LOCATION Checked by CL

— — — NEW MAN LINE- PVC SCHEDULE 42,

MIN. I* DIA. SIZES AS NOTED

NED LATERAL « Pvs SBS-EDUE 40
MIN. 3 /4" DIA

1} EXISTING VALVE BOX- SAVE 4
PROTECT

Ba EXISTING CITY CONTROLLER
CABINET- SAVE ¢ PROTECT

3] HUNTER XCH-1200-86 12 STATION
BLTTERT CONTROLLER WTH RAN.Cs

EXISTING WATER METER- VERIFY
SIZE 4 LOCATION
NEW I WATER METER- SEE CIVIL
DRAUNGS
NEW CITY-OUNED REMOTE CONTROL
VALVE -WEATHERMATIC 8000, I*
BRASS BODY. N VALVE BOX
VALVE - HUNTER ICv S8ERIES PLASTIC
W/ 458200 DC-LATCHING SOLENOIDS,
INDICATES ZONE

A- GITY oF BELLEVUE OUNED
@A B- SREVZ OINED

INDISATES &1 {GALLONS PER
MINUTE)

(n} NEW JUNCTION BOX - PLASTIC
BODY WITH LOCKING LID

S o E B

x4 NEW " DOUBLE CHECK VALVE
ASSEMBLY- SEE CIVIL DRAUWINGS

PERMIT SET

ENE B

CONNECT NEW LATERALS TO
EXISTING MAIN PIPE, FIELD VERIFT

it % SIZE 4 LOCATION OF EXISTING MAIN,

Er-
\\
T
PR
.

II\\n...l\

1ATH A)

TWO (2) NEW 6" DIA, PYC 8LEEVES
ON EXISTING PIPING AND VALVE

UIRiNG DATE: 3-24-2215

er DT 2-26- 2016
D P,

o W, { : £t T DRAUNG TTLE

IRRIGATION
N PLAN

30 DUlvac ALLOWED { |

AREA SIZE 12,680 SF

SCALE: I':20'-0"
_ _ _ @ SHEET NIMBER
o o w 40 B d y ®




HIN. 4" LONG, BOTH SIDES
O UNCHRREDUCER (] SRS
s HALE ADAFTER

CONTROL WIRES
=c 20" ELBOW

™= ELBOW OR TEE
L MAN
TRACE WIRE

NOTE:

SLAL ALL THREADED SONTS UITH TEFLON TAME ON MALE
TREADS ST

ONE VALVE MER VALVE BOX

A TYPICAL AUTOMATIC CONTROL VALVE

NOT TO SCALE

TOP OF PAVING OR CuRB
FINISH GRADE
SPRINCLER FLUSH WITH GRADE

USE BOTTGM INLET ONLY
TP ALL DPRMNLERS
s e ELBOU

SCHEDULE 80 PvC.NIPFLE
12" HINHUM

PvC, LATERAL LINE

®vC TEE OR ELBOW WITH
THREADED OUTLET
SPRINKLER HEAD ATTACHES
HERE

SIDE ELEVATION

MARLEX ELBOWS THI® WAY
ONLT
SCH 80 PY.C. NIPPLE, 12"

@uﬁUl||l|§E.DoE

PV.C. THREADED TEE AT

SESTEN THRSLM LATERIL L LATERAL LINE
TYPICAL SPRAY HEAD
U NOT TO SCALE WA=

e FINISH GRADE

—||nu,nr VALVE, LNE 8T8 C—
e HIPPLE DlA O vaLve

% MIN 4" | ONGr, BOTH SIDES
LNION, BOTH SIDES
- ADAPTCR, BOTH SIDES
VALVE BOX
PVE PRESSURE MAIN

BT F FEA GRAVEL
® . S ERCK, MORTS < TY
T Bars) CoSNER

NOTE: ﬂ

Aap

ik

CONTROLLER CABNET

WALL MOUNTED

INSTALL PER HANUFACTURER'S
SENTED ST TION

3/4" DIA EMT, CONDUIT W/EAEEP
118 GA, IHLT)-STRAND WIRING
TPANT TO FATCH WaLL

&° Bl FETAL J.moe
TPANT T Matoa LasL )

3/4" DIA EMT. CONDUIT (18 GA
TMULTI-STRAND WIRING
(PAINT TO MATCH WALL)

©" SAUARE METAL J-BOX

SEAL ALL THREADED JOINTS WITH TEFLON TAME ON MALE 3/4" DIA EMT CONDUIT i 200
THREADS ONLY VAC SERVICE TO PANEL
ONE VALVE PER VALVE BOX = ﬁ (RAINT TO MATCH WALLJ

B TYPICAL BALL VALVE

NOT TO SCALE BALVLYKC

rine .

(PAINT TO HATCH WALL)

2" DIA, PvC ELECTRIC CONDUIT
TO EXTERIOR. W/l4 G4 VALVE
WIRING

(PAINT TO MATCH WALL )

@ TYPICAL IRRIGATION CONTROLLER

r FINISH FLOOR AT BAILDING
INTERIOR

NOT TO SCALE

o]

FINISH GRADE

CONCRETE UTILITY VAULT

W HINGED LOCKING LID » FLUSH
UITH FINISH GRADE

1" BRASS 9D

COMPACT BACKFILL

1 X 3' BRASS NIPPLES

D DOUBLE CHECK VALVE,
3" BRASS NIFFLES

I BRASS PLUG

I'" BRASS UNIONS
153 G DRSS NIPSLES

HMAN

CONNECTION TO METER- ALL BRASS
(3) 2/4" HOLES DRILLED N VALLT
BoTTOM

BRASE COURLER

" BRASS FLLG

I X 12" BRASS NIPPLES,

NOTE:

|, SEAL INLET AND OUTLET OF VAULT WITH GROUT

3, ALL BRASS FITTINGS TO METER ASSEMBLY

3 (5" WASHED ROCK BACKFILL (& DEFTH). INSTALL VAULT DRAIN AS NEEDED

I* X 12" BRASS NIPPLES.
TO MASTER VALVE

)._.<_u_0>_|_uOCm_.mOImO_A<>_|<m>wwm§m_u<
.//m\ NOT TO SCALE

BRASS COUPLER / REDUCER I-1/2"-2"

JGM

LANDSCARE ARCHITECTS

INCORPORATED P S

BREVA
TOWNHOMES,
BELLEVUE WA

RErSEAS DRING ESES

A B

BE5.

PERMIT SET

IRRIGATION
DETAILS

SEE NPEER

1.




. PLANTING LEGEND —
NOTES svviBOL PLANT TTPE SZE AT | spacing [NaTive QOHSH

PLANTING
. | REFER TO TREE PRESERVATION FLAN ¢ SCHEDULE L1J ¢ Li2 FOR TREES = &
- T I ATIONS 2
) EXISTING SIGNIFICANT TREE SIZE, TREE RETENTION CALCULAT o) e comromTED S
PS) 2. REFER TO ClVIL FOR EXISTING TREE PROTECTION DETAILS. S [END PROTECTED " UReas ’
FINUS CONTORTA VAR, o M1, 2" |4S s
TES
& HT VESETATIVE SCREEM & 3. COMPACTED $UBSOILS IN ALL NEW PLANTED AREAS ON SITE MUST BE CONTORTA/ SHORE PINE AL, BiB  INDICATED
® FEMOMG FOR WIRELESS CARRIER SCARIFIED ATLEAST 4" BELOW THE 8" DEEP AMENDED LATER (FOR A CHAMAECYPARE OBTUBA |0 i1 20 |2
g FINISHED UNCOMPACTED DEPTH OF 2%, ALL NEW PLANTED AREAS ON SITE ERACILIS 'COMPACTAY T RS caren [TES
SHALL RECEIVE &" OF IMPORTED TOP SOIL WITH 12% "SOIL ORGANIC CCMPACT HINOKI CTPRESS 4 =
E\WooD FENCE MATTER' (SOM) CONTENT AND 2" OF BARK MULCH AS PER BMP 7513 IN v RINGA PEKINENGIS -
5 T THE DEPARTMENT OF ECOLOGY'S STORMUATER MANUAL. SOIL O MORTON'/ CHiNA snow Tree (1 CALPER IS ino
PREPARATION FOR ROW PLANTER STRIP AREAS SHALL BE AS PER LiLac @' HT. DIESIED BREVA
DETAIL K/L20. TILIA CORDATA HALKA7  |2" CALIFER, |A5
(U000 GATES (2) BUMMER SPRITE LINDEN 12* KT, iNDicaTeD [N° TOWNHOMES,
4. ANY STREET TREE IMPACTED BY NEW DRIVEWAY ON 164TH AVE NE MUST
BE RELOCATED OR REPLACED, AMELANCHIER X 2 CAL D' | e BELLEVUE WA
RANDIFLORA "AUTUMN HT, MULTI YES
INDICATED
5. RIGHT OF WAY IRRIGATION STSTEM SHALL BE COORDINATED WITH CITY BRILLIANCE/ SERVICEBERRY |STEMMED R ISIONS/DRAUNG ISSES:
OF BELLEVUE, 12 AT, 2 AN 2-12-205
@ ACER CIRCINATUM/ VINE FRT, I I ol
- HMAPLE “ INDICATED 5
P 6. ALL NEW PLANTING SHALL BE IRRIGATED FOR THE ESTABLISHMENT STEMMED 7
@ HAMAMELIS INTERMEDIA o T 25 . A 3-8k
y DIANE'/ DIANE WITCH HAZEL [TETL . [INDICATED
B Ymmiinion 2ONET e
20 DWiee ALLOWED VACCINIIT OVATUMY -
AREA SIZE 63,770 SF EVERGREEN HuckLEsemry (42 HT 2-@" oc. |TES
/' 292UNITS ALLOWED RIBES SANGUINEUM/ WINTER " o S
/' 21UNITs PROPOSED CURRANT il p-@" 0. |rES e by O
\ @ SN e 42" WT 3-2" oc. |YES
/ @ e & 42° T 3-0" OC. [TES
MEDRIM SHRUBS
® EARCOCOCEA RIECIFOLIAY i iy o elio
_ONICERA NITIDA
() |BacEsens coLDY GOLDEN [i6° HT. 32" oC. |NO
LEAF HONETSUCKLE
e el e

: m%w LAVANDULA ANGUSTIFOLIA 2 GAL 2-2" oc |NO

MUNSTEAD'/ LAVENDER

2% CORNUS STOLONIFERA
'KELSEY|/ DWARF-FORM RED |2 GAL 2-0" oc |NO
TWIG DOGWOOD

® EFIRAEA X BUMALDA MAGIC [
CARPET/ MAGIC CARPET |2 GAL 2.2" 0Cc |No 11}
5PIRAEA w
IMAHONIA NERVOSA/ ]

D [ LEA Tanonia 4/ GAL p-2" oC. |ITES W
POLYSTICHUM MUNITUM/ ’

@  |Eoomo Fen 2 GAL 2-0" oc. |YES o

O] HELICTOTRICHON L
SEMPERVIRENS/ BLUE OAT |2 GAL 2-0" oc. No o
{ERASS

®  [<almia LatroLia ELF 2 GAL 2-2" oc. No

@ |URIOPE MusCARI AZTEC |y o4 22" oc. INo

GRASS'VALTEC GRASS

ROUNDCOVERS | FERENNIALS

BLECHNIM SPICANT/ DEER |4 -
a FERN contangr |/"@" 0c. [TES
BEDUM DIVERGENS/ @ =
@ SFREADING STONECROP __|contansr [727 0% |TE5 -
LIRIOPE SPICATA/ CREEPING |4" g ahburae
@ LILYTURF contaner [[-2"0C NO DATE.8-24-205
RUBUS CALYCNOIDES/ @ . riee
@ |cREEFING BRAMBLE conTaner [I"2" 0C [YES caons
7 @ GAULTHERIA PROCUMBENS/ |4° [ | T PRARGTITEE
E | CREEPING WINTERGREEN  |CONTAINER | = LANDSCAPE
% o @ DOXALIS ORAGANA/ OREGON (4" i suioc, | e
> N 5 00 EON (&) Bk CONTANER PLAN
AREA SIZE 12,680 SF % GERANIUM MACRORRHIZUM (4" ot 0c  INno
87 UNITS ALLGWED 'ALBUM/ CRANESBILL CONTANER
© SHEET MMBER
9 UNITS PROPOSED = SARK MU_cH ONLT 3 oERTe
© e 150°T BUREAGING /5 S oee ﬁlg ®




PLANTING LEGEND .ﬁ o.z
LANDSCAPE ARCHITECTS

SYMBOL | DESCRIPTION INCORPORATED P§

EXISTING SIGNIFICANT TREE TO BE SAVED AND
PROTECTED

EXISTING NON-VIABLE SIGNIFICANT TREE TO BE REMOVED

BREVA
TOWNHOMES,
BELLEVUE WA

REVISIONS/DRAUNG ISSUES:

b EXISTING VIABLE SIGNIFICANT TREE TO BE REMOVED

NOTES

1. REFER TO SHEET LI12 FOR EXISTING SIGNIFICANT TREE SIZE,
SPECIES AND TREE RETENTION CALCULATIONS,

2. REFER TO ARBORIST REPORT 4 CIVIL DRAWVNGS FOR
EXISTING TREE PROTECTION DETAILS,

Drawn by  SC
Checksd by CL

PERMIT SET

e

——n

e

A, e
]

DATE: 3-24-2015
LasT yrDATE!
£4D b

DRAUNG TITLE
TREE

PRESERVATION
L] PLAN

b AR
L.

I64TH AVE. NE

B T v i T
-

SR

SCALE Mio'-0"

e e e N El[ HE e
2 o2 22 40 B2 r:




ON SITE TREE INVENTORY <&

OFF SITE TREE INVENTORY

(N i [ T 1 0 O W wla] [P =

JGM

T I i LANDBCAPE ARCHITECTS
o ] - = L ! INCORPORATED 'S
Ll g (== o Wi T
. e B = R ™ JANDRCAR WNGHTIETUN
I g (e Ldl ERAAR DR
| TN MLANNING
4 [wjmo=] = - FUKE AN
[ T ol 0
+ 3 PLARNTNG
O SIS i s bl bl ) o 5T
= | iDL Wiy
- o " AR
) Ty Sy aon|ufin|m il Y T ELCEL
T [ " T g i v
= o0 | - nan "
[ | @ Winimle]
il 1 et 2 0 Y S P e 55 BREVA
T S ICICIE]
d = | wiofe| | TOWNHOMES,
) apubala]s — BELLEVUE WA
D R 3 wfmiznfnlale vim | "
) S TN e . REYISIONS/DRALING SSUES:
B |00 (omgman| W | t ECI T RS I yf hacy = ¥ o fae [ B L AN\ R-p-205
|1 Pl winjwin
AT KR ' ARG s || o wlwfm w
¥ L smugaan] 83 | a3 ' sheiniviati el o | fmeen @ wiwlmlw|n
Py
10 [ 12 mgen| 2 | b ] alainielale bl faad o -
= wiwim|w|m | =
o |5 foiwmn| B | @ ] wlofaialal] =
0 s | e "
) d=ls g 15 P Y e FTRETRETR TR I ] -
Cannrn i ' o
| bl el I3 it i) i . Drawmby  SC
(e || e | w0l e Chacked by CL
inf o wom | i olujaluje|e 1| b | whole »
] (3¢ o | & wlu|wfe|= ~
1o | 21r (mmgmend 24 | 0 P DL L Kol B ped U B
Do i v "
| 16 | sio [smaman] o | o 1 slalololole] laloe el s i lalibilla | n | o iy ]
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| meomn| o | @ i (O R R TR | bl i
POy ) R aln|nln|a 10 | n| Poge wlalal In
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SIGNIFICANT TREE PRESERVATION CALCULATIONS

—Hnl-mm:__aam‘ of tree credits 969.5]
[Viable Troe credes a,m*
[Non-viable tree Credits 553
162.
7
9
15
258.5

AN a5 PER LANDSCAPE BLAN L@, PROPOSED TREES WITH 2" CALIPER SIZE:
STREET TREES: 2
LANDSCAPE PERIMETER TREES: 42
INTERIOR TREES: l&

TOTAL NUMBER OF PROPOSED TREES: 2+42+l6:= 65
TOTAL NUMBER OF PROPOSED CALIPER INCHES= 65 X 2"= 132"

THUS, TREE CREDITS FROM PROPOSED TREE PLANTING (132") EXCEEDS
TREE CREDITS REQUIRED FOR MITIGATION (33"),

NOTES
| REFER TO TREE PRESERVATION PLAN LII PLAN FOR EXISTING
SIGNIFICANT TREE LOCATIONS,

FAN

PERMIT SET

SAE

DATE:3-24-2015
Lt e
40 Pl

DRAWNG TITLE

TREE
PRESERVATION
SCHEDULE

SHEET NUMBER

L12




PINE POLE

. PREVAILING ROOTBALL
o TRUNK.
WND

eLaN PINE POLE.

NOTE:

PLANT TREES I* HIGHER THAN
DEPTH GROUN IN NURSERT
TREE PIT SHALL NOT BE LESS
THAN (2) TIMES ROOT BALL
DIAMETER

TREE STAKES PERFPENDICULAR
TO PREVAILING WND

REMOVE BURLAR AND /./

TWINE OFF TOR 113 GF
ROOTBALL
NOTE:

ALL GROUNDCOVER/SHRUB
SPACING SHALL BE
EQUIDISTANT UNLESS

OTHERWISE SPECIFIED

DISTANCE ON CENTER 45
2% BARK MULEH @ &RECIFED
ol START FIRST ROW OF
" PLANTING AT 12 THE
7 WATER BASN 1 PERFEMDIC.L AR SSALNG
BETLEEN Mous
FLANTING MiX T

3" WATER BASIN
FINISH GRADE

2° DIA, LODGEFPOLE PINE
STAKES - TYP.

0 0L SRE TWST 10 TOuTEN
L3 DA BLAZC WODES SO

T r
ROV BULAR AN TUINE
ST TOr 0 8 mooTRALL BREVA

ot TOWNHOMES,
BELLEVUE WA

OF PLANTING ™IT TO ALLOW
FOR ROGT PENETRATION

RECOMPAZTED NATHE BOL

e EDGE OF PLANTRG AREL

SCARET HTES AT BITTOTS

TYPICAL SHRUB PLANTING DETAIL QROUNDCOVER PLANTING TRIANGULAR PLANT SPACING REVISIONG/DRAIING 155UES:
> NOT TO SCALE T— m NOT T0O SCALE Ty Ozo_ 50 SCALE ST .._.Lh.;u ...«.." nus__.ﬂm\kmh WV __N._WM%W

COMPACT BUBGRADE

a2 EnA Moo
PINE POLE
_.mm,\»,r_zm@ ROOTBALL O._.|<t_0>_u DECIDUOUS TREE PLANTING
uND e U NOT 10 SoiE T
L T e FINE FOLE --.N.V.‘_\!la\l.}\l.}\llr\lf\la\\ - 112)-Jj)§§3)\3§3j

NOTE:

Draun by: &
Chackad by CL

THAN 2 TIHES ROCTBALI
DIAHETER

TREE STAKES PERFPENDICULAR
TO PREVAILING LUND

12 GA WIRE TWST TC TIGHTEN
172" DIA BLACK RUBEER HOSE
YR,

2" DIA LODGEPOLE PINE
STAKE - TYP

REMOVE BURLAP AND TUINE
OFF TOP 172 OF ROOTBALL

2" DEPTH MULEH LAYER

3" WATERING BABIN

e M

sEmes
[¥3.rs 3

A~

FINISH GRADE

T T N o N N N N NS

4
BREAK S5IDES AND BOTTOMS w {
Pt 4 . )
PLANTING MiX A8 BFECIFIED T B e s & mite” <
RECOMPACTED NATIVE $0IL I SULL 66 COMPACTED TO 8% ORY ¢
i 2 INCREASE DEPTH DF TXCAVATION &
_ _ TOPSOIL TO AGCOMOGATE TREE ROCT (4
BALL DEFTHS OF 18=20"
L3 S WOUND TOPSOLL ¥ PLANTER STRIPS
ﬁ et s e )
2 CUBIC #0M COmCRsTE PO < —
/
/=\TYPICAL CONIFEROUS TREE PLANTING F TYPICAL WOOD FENCE i
/(m\ NGT 10 SCALE = NOT 70 SCALE - q %)
P siape e Syol | TYPE 2 SOIL PREPARATION =
O
= J
{ ROW PLANTER STRIP SOIL PREPARATION o
i x NOT 10 SCALE Premmmer A I
. 1 D Yl ee———————
. WRE LOCP - 18-24" EHHH
o fad EEDAl Tom AL AUTOMATIC CONTROL VALVE —— CONCRETE 25 e N S8
- HAINTENANCE SERVICE T, ERA G ikl f it N
430" LA_x GATE W/ (3) BTRAP HINGES USE BOTTOM INLET ONLT e e it i S— L e o soTH L
. Rome iincs — MIN 4° LONG, BOTH $1DE8 DIRECTIONS, TYP
\\\ PR - - FVC UNIDNRETUCER (2 REQ ) o
- — 4x4 POST WITH CAP, TYP D PYC MALE ADAPTER » [ CMEED ROCK BASE -
3 - X6 CEDAR BOARDS SCHEDULE 80 PV.C NIFPLE VALVE BOX ,.— counse i
AN B GALY. PADLOCK HASE OR 127 MINMUM o
LOCKING HARDIWARE 4S5 PyV.C, LATERAL LINE ] PYC LATERAL LINE .3
7 \ BE MPECEED S¥ CELL TouER B HIN, PEA CRAVEL S -.ﬁllv“ :
RENER COMPANY mvC TEE OR ELBOW WITH B £ nuuh
U = e o e 4( 2 TH4 FIR STRINGER SIDE ELEVATION THREADED OUTLET = 1 ww,_nn.._xnwh.wz_umommﬁ - TP -
. ETHAAET e :
A FROS RASE Pavich A8 SPRINKLER HEAD ATTACHES = = 5 DATE.3-24-2005
e wEw ohe HERE 3 PVC NIPFLES el
N CONC. FOOTING, TYP. :|| CONTROL WIRES 4D i
S GOPACT EXIST, AR B FLBOS Tl AT Fve 2o” ELBOW DRAUNG TITLE
oNLY PVC ELBOW OR TEE
o 5CSH 88 PVE NPPLE T @_._.m Umﬁb__lm

T
| Fvs PRESHRE HAN
Tl e o LB L TRACE DR
s MARLEX ELBOW NOTE:
4 SEAL ALL THREADED JOINTS WITH TEFLON TAPE ON MALE

Pv.C THREADED TEE AT
TmEASS oY
SECTION THROUGH LATERAL LINE ESTERSCIERE, CHE VALVE IS VALVE 80X

G)LYPICAL_WOOD GATE () IYPICAL SPRAY HEAD /\TYPICAL AUTOMATIC CONTROL VALVE ,T\TYPICAL BACKLESS BENCH INSTALLATION|| "™
NOT TO SCALE 71 /NeT 10 SCALE e /_(\ NOT TO SCALE @ NOT TO SCALE BENCHBACKLESS FN ®




LUMINAIRE SCHEDULE FOR CONTRACTOR CABINET @&
STA CABINET #
comPour M [LOMNARE zaﬂx,zn_ e [MOUNTING | AR, | wamace | pou e

EX 28 [ 94 EX ILLUMINATION WIRING SCHEDULE

R n__uwnmoo 5 25 12 55 CONCRETE =
RACEWAY CONDUIT
- 57 X ND SIZE CONDUCTOR COMMENTS
o7 = $ o | =it | Bitaminone caaung

MATCHLINE 1 SEE LEFT
— |Iﬂ|.u_.,m i I

¥
= . | g |
: _ 2
@ EXISTING LUMINAIRE ON POWER POLE TO REMAIN. . i =
@ INSTALL NEW 55W LED GE LUMINAIRE WITH TYPE Il DISTRIBUTION (MODEL uﬁu AL Azt @
ERL1-C7D130-347-480V) ON CONCRETE POLE PER CITY OF BELLEVUE TSSL—1, WITH 12FT T % 1
LUMINAIRE ARM, / ' |
@ EXISTING LUMINARE ON WODD POLE TO BE REMOVED. SALVAGE EXISTING LUMINAIRE AND ARM _ u
TO CITY OF BELLEVUE, -
@ EXISTING LUMINAIRE ON TYPE NI SIGNAL POLE TO REMAIN. ! i
® EXISTING LUMINAIRE TO REMAIN, . _ | Il
® EXISTING OVERHEAD ILLUMINATION CONDUCTORS TO BE REMOVED AND CAPPED BACK TO @
EXISTING POWER POLE.
& CONNECT NEW ILLUMINATION CONDUCTORS TO EXISTING ILLUMINATION CIRCUIT. COORDINATE |
WITH CITY OF BELLEVUE PRIOR TO ANY WORK ON EXISTING CIRCUIT. L
® INSTALL NEW TYPE 2 JUNCTION BOX PER CITY OF BELLEVUE STANDARD PLAN TSSL-5 AND AXT
WSDOT STANDARD PLAN J—40.10-03.
EGEND GENERAL NOTES:
1. ALL WORK SHALL BE DONE IN ACCORDANCE WITH
EXISTING PROPOSED CITY OF BELLEVUE STANDARDS AND SPECIFICATIONS.
CONSTRUCTION NOTE B 2. LIGHT POLE FOUNDATIONS SHALL NOT BE EXCAVATED
OR POURED BEFORE STAKED LOCATIONS ARE
WIRE NOTE N APPROVED BY THE ENGINEER,
OVERHEAD LUMINAIRE =3 0|‘ 3. UTILITY LOCATIONS SHOWN ARE APPROXIMATE AND |
SHALL BE VERIFIED IN THE FIELD BY THE
TYPE 2 JUNCTION BOX B CONTRACTOR PRIOR TO EXCAVATION. CONTACT THE
UTILITIES UNDERGROUND LOCATION CENTER
ELECTRICAL CONDUIT —_————_——— (1-B00-424—-5555) A MINIMUM OF 4B HOURS PRIOR . -
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Breva Design Review

15-111397-LD
ATTACHMENT B
CITY OF BELLEVUE, TYPE 2 SOIL PREPARATION
3" TOPSOIL FINISH GRADE
PER —LEVEL SOIL
LEVEL WITH SPECIFICATIONS SCARIFY AND WITH TOP OF
TOP OF MIX TO 9" CURB AND
ADJA(?SF{% MIN. DEPTH-\ SIDEWALK

COMPACTED
TO 85% MAX
DRY DENSITY

UNDISTURBED
EX SUBGRADE
OR FILL

|

STEP | DESCRIPTION

1 EXCAVATE EX S0IL TO 18" MIN. DEPTH BELOW FINISH GRADE.
AVOID UNDERMINING NEARBY FEATURES.

2 |INSTALL 3" DEPTH FINE COMPOST.

3 | SCARIFY TOPSOIL TO A 9” DEPTH. ENGINEER SHALL REVIEW &
APPROVE SCARIFICATION PRIOR TO PROCEEDING TO STEP 4.

4 |INSTALL 15" MIN. DEPTH TOPSQIL TYPE A AND REVIEW FINISH
GRADE WITH ENGINEER PRIOR TO PLANTING,

5 |INSTALL PLANTS, MATERIALS & IRRIGATION PER SPECIFICATIONS.

6 |INSTALL 1%" DEPTH MULCH PER SPECIFICATIONS (NO WOOD CHIPS)

ALL DIMENSIONS iNDICATE COMPACTED
DEPTHS. TOPSOIL TYPE A & MULCH
SHALL BE COMPACTED TO 85% DRY
DENSITY.

INCREASE DEPTH OF EXCAVATION &
TOPSOIL TO ACCOMODATE TREE ROOT
BALL DEFTHS OF 18"-30",

MOUND TOPSOIL IN PLANTER STRIPS
AND MEDIANS PER SPECIFICATIONS.
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